
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4ÈÅ 3ÈÏÐÓ ÁÔ *ÕÒÕÐÁ 6ÁÌÌÅÙ  0ÒÏÊÅÃÔ 
$ÒÁÆÔ %ÎÖÉÒÏÎÍÅÎÔÁÌ )ÍÐÁÃÔ 2ÅÐÏÒÔ 

3#(Πςπςπρππρφχ 

 
 

 
Lead Agency 

   
City of Jurupa Valley 

8930 Limonite Avenue  
Jurupa Valley, CA 92509 

 
 

  
 

February 22, 2021



 

 

4ÈÅ 3ÈÏÐÓ ÁÔ *ÕÒÕÐÁ 6ÁÌÌÅÙ  0ÒÏÊÅÃÔ 
$ÒÁÆÔ %ÎÖÉÒÏÎÍÅÎÔÁÌ )ÍÐÁÃÔ 2ÅÐÏÒÔ 3#(Πςπςπρππρφχ 

Lead Agency 
 

City of Jurupa Valley 
8930 Limonite Avenue Jurupa Valley, CA 92509 

Contact: Patty Anders, AICP, Senior Planning Consultant 
panders@jurupavalley.org 

 
 

 

Prepared By 

City of Jurupa Valley Planning Department 
Ernest Perea, CEQA Administrator 

 

Applicant 

Panorama Properties, Inc. 
2005 Winston Ct. 
Upland, CA 91784 

 
Lead Agency Discretionary Permits 

Change of Zone (CZ) No. 20001 
Tentative Parcel Map (TPM) No. 37890 
Conditional Use Permit (CUP) No. 20001 

Site Development Permit (SDP) No. 20018 

Variance (VAR) (No.21001) 
 

February 22, 2021 

All files are available at the following links: 
https://www.jurupavalley.org/DocumentCenter/Index/68 (see folder labeled MA20035 Shops at Jurupa 
Valley) 
 
Governor's Office of Planning and Research,  CEQAnet Web Portal at https://ceqanet.opr.ca.gov/ 
 Enter "2020100167" in the search box and find under "MA20035 The Shops at Jurupa Valley." 

 
 

https://www.jurupavalley.org/DocumentCenter/Index/68
https://ceqanet.opr.ca.gov/


The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page i 
 

Table of Contents 
1.  EXECUTIVE SUMMARY ................................................................................................................ 1-1 

1.1 Introduction ..................................................................................................................................... 1-1 

1.2 Summary Description of The Project ............................................................................................. 1-1 

1.3 Project Location .............................................................................................................................. 1-2 

1.4 Project Objectives ........................................................................................................................... 1-2 

1.5  Scope of the EIR .............................................................................................................................. 1-2 

1.6 Areas of Controversy and Issues to be Resolved .......................................................................... 1-4 

1.7  Summary of Alternatives ................................................................................................................ 1-4 

1.8  Summary of Impacts and Mitigation Measures ............................................................................ 1-5 
 

2.  INTRODUCTION .......................................................................................................................... 2-1 

2.1 Purpose of the Environmental impact report ............................................................................... 2-1 

2.2 Document Format ........................................................................................................................... 2-1 

2.3 Project Overview ............................................................................................................................. 2-3 

2.4  Project ocation ................................................................................................................................ 2-4 

2.5 Requested Entitlements and Permits ............................................................................................ 2-4 

2.6  Notice of Preparation ..................................................................................................................... 2-4 
2.7  Initial Study ....................................................................................................................................... 2-5 
2.8  Environmental Resources Analyzed in the EIR ............................................................................ 2-10 
2.9  Incorporated Dcouments ................................................................................................................ 2-12 
2.10  Public Review of the EIR ............................................................................................................... 2-13 

 

3.0  PROJECT DESCRIPTION/ENVIRONMENTAL SETTING ................................................................... 3-1 

3.1  Project Location .............................................................................................................................. 3-1 

3.2 Environmental Setting..................................................................................................................... 3-1 

3.3  Project Description Summary ........................................................................................................ 3-2 

3.4. Project Objectives ........................................................................................................................... 3-4 

3.5  Proposed Improvements ................................................................................................................ 3-5 

3.6  Construction and Operational Characteristics .............................................................................. 3-6 

 

4.0  ENVIRONMENTAL ANALYSIS ..................................................................................................... 4-1 

4.1 Scope of the EIR ................................................................................................................................. 4-1 
4.2  Scope of Cumulative Impact Analysis ............................................................................................... 4-3 

4.1  Aesthetics ............................................................................................................................. 4.1-1 

4.1.1  Existing Setting ............................................................................................................................ 4.1-1 
4.1.2 Notice of Preparation Comments ................................................................................................ 4.1-3 
4.1.3 Regulatory Framework ................................................................................................................ 4.1-3 
4.1.4 Thresholds Of Significance ........................................................................................................... 4.1-4 
4.1.5 Impact Analysis ............................................................................................................................ 4.1-4 
4.1.6 Cumulative Impacts ................................................................................................................ 4.1-11 

4.2  Air Quality ............................................................................................................................. 4.2-1 

4.2.1  Air Pollution Constituents and Associated Human Health Effects ............................................. 4.2-1 
4.2.2 Environmental Sett ing .............................................................................................................. 4.2-2 



The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page ii 
 

4.2.3 Notice of Preparation Comments ............................................................................................. 4.2-8 
4.2.4 Regulatory Framework ............................................................................................................. 4.2-8 
4.2.4 Thresholds of Significance ...................................................................................................... 4.2-10 
4.2.5 Impact Analysis ....................................................................................................................... 4.2-11 
4.2.6 Cumulative Impacts ................................................................................................................ 4.2-21 

4.3  Biological Resources .............................................................................................................. 4.3-1 

4.3.1  ENVIRONMENTAL SETTING ................................................................................................................ 4.3-1 
4.3.2 NOTICE OF PREPARATION (NOP) COMMENTS ................................................................................... 4.3-1 
4.4.3  REGULATORY FRAMEWORK .............................................................................................................. 4.3-1 
4.3.4 Thresholds of Significance ........................................................................................................ 4.3-3 
4.3.5  Impact Analysis ........................................................................................................................... 4.3-4 
4.3.6 Cumulative Impacts ................................................................................................................ 4.3-12 

4.4  Cultural Resources ................................................................................................................. 4.4-1 

4.4.1 Environmental Setting ................................................................................................................. 4.4-1 
4.4.2 Notice of Preparation Comments ................................................................................................ 4.4-3 
4.4.3  Regulatory Framework ............................................................................................................... 4.4-3 
4.4.4  Thresholds of Significance .......................................................................................................... 4.4-3 
4.4.5  Impact Analysis ........................................................................................................................... 4.4-4 
4.4.6  Cumulative Impacts .................................................................................................................... 4.4-7 

 

4.5  Greenhouse Gas Emissions .................................................................................................... 4.5-1 

4.5.1 Environmental Setting ................................................................................................................. 4.5-1 
4.5.2 Notice of Preparation Comments ................................................................................................ 4.5-3 
4.5.3  Regulatory Framework ............................................................................................................... 4.5-3 
4.5.4  Thresholds of Significance .......................................................................................................... 4.5-3 
4.5.5  Impact Analysis ........................................................................................................................... 4.5-4 
4.5.6  Cumulative Impacts .................................................................................................................... 4.5-7 

 

4.6  Hazards and Hazardous Materials .......................................................................................... 4.6-1 

4.6.1 Environmental Setting ................................................................................................................. 4.6-1 
4.6.2 Notice of Preparation Comments ................................................................................................ 4.6-3 
4.6.3  Regulatory Framework ............................................................................................................... 4.6-3 
4.6.4  Thresholds of Significance .......................................................................................................... 4.6-3 
4.6.5  Impact Analysis ........................................................................................................................... 4.6-4 
4.6.6  Cumulative Impacts .................................................................................................................... 4.6-7 

 

4.7  Land Use and Planning ........................................................................................................... 4.7-1 

4.7.1 Environmental Setting ................................................................................................................. 4.7-1 
4.7.2 Notice of Preparation (NOP) Comments ..................................................................................... 4.7-2 
4.7.3  Regulatory Framework ............................................................................................................... 4.7-2 
4.7.4  Thresholds of Significance .......................................................................................................... 4.7-3 
4.7.5  Impact Analysis ........................................................................................................................... 4.7-4 
4.7.6  Cumulative Impacts .................................................................................................................. 4.7-10 

4.8  Transportation ...................................................................................................................... 4.8-1 

4.8.1 Environmental Setting ................................................................................................................. 4.8-1 
4.8.2 Notice of Preparation  (NOP) Scoping Comments ....................................................................... 4.8-1 



The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page iii 
 

4.8.3  Regulatory Framework ............................................................................................................... 4.8-1 
4.8.4  Thresholds of Significance .......................................................................................................... 4.8-2 
4.8.5  Impact Analysis ........................................................................................................................... 4.8-2 
4.9.6  Cumulative Analysis .................................................................................................................... 4.8-5 

4.9  Tribal Cultural Resources ....................................................................................................... 4.9-1 

4.9.1 Environmental Setting ................................................................................................................. 4.9-1 
4.9.2 Notice of Preparation Comments ................................................................................................ 4.9-1 
4.9.3  Regulatory Framework ............................................................................................................... 4.9-1 
4.9.4  Thresholds of Significance .......................................................................................................... 4.9-2 
4.9.5 Impact Analysis ............................................................................................................................ 4.9-3 
4.9.6  Cumulative Impacts .................................................................................................................... 4.9-7 

4.10  Utilities and Service Systems .............................................................................................. 4.10-1 

4.10.1  Environmental Setting ............................................................................................................ 4.10-1 
4.10.2  Notice of Preparation (NOP) Comments ................................................................................ 4.10-2 
4.10.3  Regulatory Framework ........................................................................................................... 4.10-2 
4.10.4  Thresholds of Significance ...................................................................................................... 4.10-3 
4.10.5  Impact Analysis ....................................................................................................................... 4.10-4 
4.10.6  Cumulative Impacts ................................................................................................................ 4.10-6 

5.0  Other CEQA Considerations ...................................................................................................... 5-1 

5.1  Significant Effects Which Cannot Be Avoided if the Proposed Project is Implemented ................... 5-1 
5.2  Significant Irreversible Environmental Changes ............................................................................... 5-2 
5.3  Growth Inducing Impacts .................................................................................................................. 5-3 

6.  Alternatives ............................................................................................................................... 6-1 

6.1 Introduction ...................................................................................................................................... 6-1 
6.2 Project Objectives .............................................................................................................................. 6-1 
6.3 Summarȅ ƻŦ ǘƘŜ tǊƻƧŜŎǘΩǎ {ƛƎƴƛŦƛŎŀƴǘ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘǎ .......................................................... 6-2 
6.4 Alternatives Considered but Not Analyzed Further .......................................................................... 6-3 
6.5 Alternatives Considered But Rejected ............................................................................................... 6-4 
6.6   Alternatives Under Consideration ................................................................................................... 6-6 
6.7 Analysis of Alternatives .................................................................................................................... 6-7 
6.8 Comparison of Environmental Impacts ........................................................................................... 6-12 
6.9 Environmentally Superior Alternative ............................................................................................. 6-13 

 

7.0  REFERENCES ............................................................................................................................. 7-1 

 
 

LIST OF FIGURES 
 

Figure 3-1 Regional Location Map .................................................................................................... 3-8 

Figure 3-2 Vicinity Location Map/Aerial Photo ............................................................................... 3-16 

Figure 3-3 Conceptual Site Plan ...................................................................................................... 3-17 

Figure 4.1 Location of Cumulative Projects .................................................................................... 3-18 

Figure 4.1 View Looking North from Mission Boulevard ................................................................ 3-18 



The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page iv 
 

Figure 4.1.2 View Looking Southeast from the Intersection of SR-60 and Pyrite Street. .................. 3-20 

Figure 4.1.2 View Looking Northeast from the Intersection of SR-60 and Pyrite Street. .................. 3-20 

Figure 4.1.3 Typical Architectural Elements ...................................................................................... 3-20 

Figure 4.1.4 Landscape Concept Plan ................................................................................................ 3-23 

Figure 4.1.5 трΩ IƛƎƘ CǊŜŜǿŀȅ tȅƭƻƴ {ƛƎƴ !ŘƧŀŎŜƴǘ ǘƻ {w-60 (1 sign). .............................................. 3-24 

Figure 4.1.6 25' High Street Pylon Signs Adjacent to Mission Boulevards. ....................................... 3-24 

Figure 4.1.7 10' High Street Pylon Signs Adjacent to Mission Boulevard. and Pyrite St. .................. 3-24 

Figure 4.6.1 Project Site Location in Relation to Stringfellow Superfund Site .................................... 4-8 

Figure 4.6.2 Location of Soil Vapor Monitoring Probes in the Area .................................................... 4-8 

Figure 4.6.2 Location of Soil Vapor Probes on the Project Site  4.1-4 

 

 

LIST OF TABLES 
 

Table 1.1 Summary of  Environmental  Impacts Addressed in the EIR ........................................... 1-3 

 Summary of Impacts and Mitigation Measures ............................................................... 1-6 

 Requested Entitlements .................................................................................................. 2-1 

Table 2.2 Summary of Notice of Preparation Comments ............................................................... 3-3 

Table 2.3 Summary of  Environmental  Impacts Addressed in the EIR ......................................... 3-11 

Table 3.1 Land Uses/ General Plan Land Use Designations/Zoning Classifications ...................... 3-12 

Table 3.2 Construction Equipment Assumptions ....................................................................... 4-4 

Table 4.1 Environmental  Impacts Addressed in the EIR ................................................................. 4-6 

Table 4.2 Cumulative Project List ............................................................................................ 4.1-17 

Table 4.2.1 Air Pollution Constituents and Associated Human Health Effects ............................. 4.1-18 

Table 4.2.2 Ambient Air Quality Standards ..................................................................................... 4.2-3 

Table 4.2.3 Attainment Status of Criteria Pollutants in the South Coast Air Basin ....................... 4.2-13 

Table 4.2.4 Air Quality Concentration at the Mira Loma Van Buren  Monitoring Station ............ 4.2-13 

Table 4.2-4 Summary of Health Effects of the Major Criteria Air Pollutants ................................ 4.2-15 

Table 4.2.5 Regional Thresholds for Construction and Operational Emissions ............................ 4.2-15 

Table 4.2.6 Summary of  Daily Peak Construction Emissions ................................................. 4.2-25 

Table 4.2.7 Summary of Daily Peak Regional Emissions ................................................................ 4.2-31 



The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page v 
 

Table 4.2.8 Maximum Daily Localized Emissions Thresholds ........................................................ 4.2-32 

Table 4.2.9 Summary of Localized Significance Construction Emissions ...................................... 4.2-32 

Table 4.2.10 Summary of Localized Significance Operational Emissions ........................................ 4.2-33 

Table 4.2-10 Long-Term Operational Localized Impacts Analysis ................................................... 4.2-34 

Table 4.5.1 Total Unmitigated  Greenhouse Gas Emissions .......................................................... 4.2-37 

Table 4.5.2 Total Mitigated  Greenhouse Gas Emissions .............................................................. 4.5-12 

Table 4.5.3 CARB Scoping Plan Consistency Analysis ................................................................ 4.7-2 

Table 4.5.4 Connect SoCal Consistency Analysis ........................................................................ 4.7-9 

Table 4.7.1 General Plan Consistency Analysis ......................................................................... 4.7-16 

Table 4.8.1 Citywide VMT With and Without Project ................................................................... 4.7-17 

Table 4.8.2 Measures to Reduce VMT ........................................................................................... 4.7-17 

Table 4.9.1 AB52 Tribal Consultation Responses .......................................................................... 4.7-22 

Table 6.1 Comparison of Environmental Impacts ...................................................................... 4.10-8 

APPENDICIES   
 
Appendix A  Notice of Preparation (NOP), Initial Study  (Available at:  
https://www.jurupavalley.org/DocumentCenter/View/1490/MA-20035-Initial-Study-FINAL-
PUBLIC-VERSION-10-6-20-) 
 
The following Appendicies are available at: 
https://www.jurupavalley.org/DocumentCenter/Index/68 (see folder labeled MA20035 
Shops at Jurupa Valley) 
 
Appendix B  Air Quality and Greenhouse Gas Study  
Appendix C  General Biological Assessment 
Appendix D  Delineation of Wetlands and Other Waters  
Appendix E  Cultural, Tribal, Historic, Paleontological Records Check and Survey  
Appendix F  Phase I Environmental Site Assessment 
Appendix G   Limited Soil Vapor Investigation  
Appendix H  Opinion Letter  
Appendix I Traffic Impact Analysis 
 
Note: All files are also available on the  Governor's Office of Planning and Research,  CEQAnet 
Web Portal at https://ceqanet.opr.ca.gov/. Enter "2020100167" in the search box and find 
under "MA20035 The Shops at Jurupa Valley." 
 
 

https://www.jurupavalley.org/DocumentCenter/Index/68


The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page vi 
 

ACRONYMS AND ABBREVIATIONS 

Acronym Definition   

 

  

AB 52 Native Americans: California Environmental Quality Act 

AC Acres 

ACOE Army Corps of Engineers 

APN Assessor Parcel Number 

AQMP Air Quality Management Plan 

 

BMPs Best Management Practices 

BUOW Burrowing Owl 

 

CAAQS California Ambient Air Quality Standards 

CAP Climate Action Plan 

CARB California Air Resources Board 

CBC California Building Code 

CDFW California Department of Fish and Wildlife 

CEQA California Environmental Quality Act 

CESA California Endangered Species Act 

CH4 Methane 

CNDDB California Natural Diversity Database 

CO Carbon Monoxide 

CO2 Carbon Dioxide 

CO2e  Carbon Dioxide Equivalent 

CWA Clean Water Act 

 

DTSC Department of Toxic Substances Control 

 

EIR Environmental Impact Report 

EPA Environmental Protection Agency 

ESA Environmental Site Assessment 

 

GHG Greenhouse Gas 

GP General Plan 

 

IS Initial Study 

 

MBTA Migratory Bird Treaty Act 

MM Mitigation Measure 

MMRP Mitigation Monitoring and Reporting Program 

MPO Metropolitan Planning Organization 



The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page vii 
 

MSHCP Multiple Species Habitat Conservation Plan 

 

N2O  Nitrous Oxide 

NAAQS National Ambient Air Quality Standards 

NCCP National Community Conservation Plan 

NEPSSA Narrow Endemic Plant Species Survey Area   

NO2 Nitrogen Dioxide 

NOA Notice of Availability 

NOC Notice of Completion 

NOX Nitrogen Oxides 

NOP Notice of Preparation 

 

O2 Oxygen 

O3 Ozone 

 

Pb Lead 

PM2.5 Fine Particulate Matter (2.5 microns or smaller) 

PM10 Fine Particulate Matter (10 microns or smaller) 

PPP Plans, Policies, or Programs 

 

 

RCA Regional Conservation Authority 

RCDEH Riverside County Department of Environmental Health 

RCFCWCD Riverside County Flood Control Water Conservation District 

ROGs Reactive Organic Gasses 

ROW Right of Way 

RPS Renewable Portfolio Standards  

RTP/SCS Regional Transportation Plan/Sustainable Communities Strategy 

 

SF/s.f. square foot or square feet 

SCAB South Coast Air Basin 

SCAG Sothern California Association of Governments 

SCAQMD Southern Coast Air Quality Management District 

SCH California State Clearinghouse (Office of Planning and Research) 

SCS Sustainable Communities Strategy 

SDP Site Development Permit 

SIP State Implementation Plan 

SO2 Sulfur Dioxide 

SOX  Sulfur Oxides 

SR State Route 

SRA Source Receptor Area 

 



The Shops at Jurupa Valley Draft EIR                                                                                            Table of Contents 

 

Page viii 
 

TAC Toxic Air Contaminants 

TIA Traffic Impact Analysis 

TS Traffic Signal 

 

UCR University of California Riverside 

USEPA United States Environmental Protection Agency 

USFWS United States Fish and Wildlife Service 

 

VMT Vehicle Miles Traveled 

VOCs Volatile Organic Compounds 

 

WRCOG Western Riverside County of Governments 

 

 

 
 
 



The Shops at Jurupa Valley Draft EIR                                                                              1.  Executive Summary 

 

Page 1 
 

1.  EXECUTIVE SUMMARY 

1.1 INTRODUCTION 
 

This summary is provided in accordance with the California Environmental Quality Act (CEQA) 
Guidelines Section 15123. As stated in Section 15123(a), άan EIR [environmental impact report]  
shall contain a brief summary of the proposed action and its consequences. The language of the 
summary should be as clear and simple as reasonably practicalΦέ As required by the Guidelines, 
this chapter includes (1) a summary description of the Project, (2) a synopsis of environmental 
impacts and recommended  mitigation measure (3) identification of  the alternatives evaluated 
and of the environmentally superior alternative, and (4) a discussion of the areas of controversy 
associated with the Project. 
 

1.2 SUMMARY DESCRIPTION OF THE PROJECT 

The Project is proposing an approximately 250,000-square-foot commercial shopping center with 
a variety of retail, commercial, restaurant, carwash, and visitor-serving commercial uses as 
described below. To implement the Project, the following discretionary entitlements are 
required. A more detailed description of the Project is provided in Section 3.0- Project 
Description/Environmental Setting. 

Change of Zone (CZ) No. 20001 

¢ƘŜ tǊƻƧŜŎǘΩǎ ȊƻƴƛƴƎ ƛǎ /-P-S (Scenic Highway Commercial), A-1 (Light Agriculture), and C-1/C-P 
(General Commercial). The Change of Zone is to amend the zoning map for the portions of the 
site that are zoned C-P-S (Scenic Highway Commercial) and A-1 (Light Agriculture) to C-1/C-P 
(General Commercial). 
 
Tentative Parcel Map (TPM) No. 37890 
 
Subdivide 33 acres into nineteen (19) parcels to accommodate the lease or sale of building pads. 

Conditional Use Permit (CUP) No. 20001 

Required for the convenience store to allow for the sale of motor vehicle fuel  with the concurrent 
sale of beer and wine for off-premises consumption. 

Site Development Permit (SDP) No. 20018 

Approximately 250,000-square foot-commercial shopping center on approximately 33 acres 
consisting of the following land uses:  

 12 pump gas station with 3,500 square feet convenience store.  
 4,800 square foot single-tunnel car automated car wash.  
 151,300 square feet general retail.  
 18,400 square feet fast food  restaurants with drive thru.  
 46,000 square feet general office. 
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  26,000 square foot 60 room hotel. 
 
Variance (VAR) 21000 
 
Required to allow certain signs to exceed the maximum height, maximum sign area, and the 
number of signs allowed. (See Section 4.1, Aesthetics for details). 
 
1.3 PROJECT LOCATION 
 

The Project site consists of  32.94 gross acres in the City of Jurupa Valley, Riverside County. 
California. From a regional perspective, the Project site is located in the northwest portion of the 
City of Jurupa Valley. State Route (SR) 60 is located immediately adjacent to the north of the 
Project site and Interstate 15 (I-15) is located approximately 5 miles west of the Project site. At 
the local scale, the Project site is located on the northeast corner of Mission Boulevard and Pyrite 
{ǘǊŜŜǘΦ ¢ƘŜ ǎƛǘŜ ƛǎ ŀƭǎƻ ƛŘŜƴǘƛŦƛŜŘ ōȅ wƛǾŜǊǎƛŘŜ /ƻǳƴǘȅ !ǎǎŜǎǎƻǊΩǎ tŀǊŎŜƭ bǳƳōŜǊǎ мтм-020-001, 
171-020-002, 171 020 025. (Refer to Figure 3-1, Regional Location Map on page  3-2 and  Figure 
3.2, Vicinity Map/Aerial Photo on page 3-3. 
 

1.4 PROJECT OBJECTIVES 

The underlying purpose of the Project is to develop a vacant, undeveloped, and under-utilized 
site in an area of the City with predominantly residential and commercial uses with a commercial 
retail center. The following is a list of specific objectives that the Project is intended to achieve: 
 

 Develop a commercial retail center within the SR 60 Freeway Commercial Opportunity 
Area (OA-1) that implements the General Plan policies to encourage land use actions for 
designated Opportunity Areas that attracts  economically and environmentally 
sustainable development. 

 
 Develop a commercial center that attracts new businesses to the City of Jurupa Valley in 

proximity to residences, thereby providing a more equal jobs-housing balance in the 
Inland Empire area that will reduce the need for members of the local workforce to 
commute outside the area for employment. 

 
 Encourage pedestrian activity by developing commercial uses within walking distance of 

residential neighborhoods and public transit. 
 

 Develop a vacant commercial property with close proximity to SR-60 that is readily 
accessible to existing and available infrastructure, including roads and utilities. 

 
1.5  SCOPE OF THE EIR 

Based upon the Initial Study analysis (Appendix A), comments received pursuant to circulation of 
the Notice of Preparation (NOP), and other public/agency input, the analysis of the EIR addresses 
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the following topics as described in Table 1.1- Summary of  Environmental Impacts Addressed in 
the EIR. 

Table 1.1. Summary of  Environmental  Impacts Addressed in the EIR 
Environmental Topic Section Threshold Description of Impact 

4.1 Aesthetics Conflict with applicable zoning and 
other regulations governing scenic 
quality? 

Site design and the height, size, and 
number of  pylon signs. 

4.2  Air Quality  Conflict with or obstruct 
implementation of the applicable air 
quality plan; Violate any air quality 
standard or contribute substantially to 
an existing or projected air quality 
violation; Result in a cumulatively 
considerable net increase of any 
criteria? 

Construction and operational air 
emissions on a regional and local 
basis, including impacts to sensitive 
receptors.. Operational NOX 
emissions  

4.3 Biological Resources Impact  riparian habitat, wetlands, and  
consistency with habitat conservation 
plan. 

Impacts  to riparian habitat, 
wetlands, and consistency with the 
Western Riverside County Multiple 
Habitat Conservation plan (MSHCP). 

4.4  Cultural Resources Cause a substantial adverse change in 
the significance of a historical resource 
or archaeological resource. 

Impacts to historic and 
archaeological resources. 

4.5  Greenhouse Gas Emissions Generate greenhouse gas emissions, 
either directly or indirectly, that may 
have a significant impact on the 
environment; Conflict with an 
applicable plan, policy or regulation 
adopted for the purpose of reducing 
the emissions of greenhouse gases? 
 
 

Exceedance of CiǘȅΩǎ ƎǊŜŜƴƘƻǳǎŜ 
gas emission thresholds and 
consistency with CARB Scoping Plan 
and SCAG Connect SoCal Plan. 

4.6 Hazards and Hazardous 
Materials  

Reasonably foreseeable upset and 
accident conditions involving the 
release of hazardous materials into 
the environment. 

Construction impacts to the on-site 
well monitoring probes for the 
Stringfellow Hazardous Waste Site, 
exposure to contaminated 
groundwater, exposure to 
hazardous materials related to the 
operation of the gas station. 

4.7 Land Use and Planning Conflict with any land use plan, policy, 
or regulation adopted for the purpose 
of avoiding or mitigating an 
environmental effect. 

Conflict with SCAQMD 2016 Air 
Quality Management Plan; Western 
Riverside County MSHCP; and SCAG 
Connect So Cal. 

4.8 Transportation Conflict or be inconsistent with CEQA 
Guidelines Section 15064.3, 
subdivision (b). 

bŜǘ ƛƴŎǊŜŀǎŜ ƛƴ ǘƘŜ /ƛǘȅΩǎ ŀǾŜǊŀƎŜ  
VMT. 
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Environmental Topic Section Threshold Description of Impact 

4.9 Tribal Cultural Resources Listed or eligible for listing in the 
California Register of Historical 
Resources, or in a local register of 
historical resources; and/or a resource 
determined to be significant to a 
California Native American tribe. 

Based on responses received from 
the Gabrielño Band of Mission 
Indians ς Kizh Nation and the 
Soboba Band Luiseño Indians, it has 
been determined that the Project 
site may contain tribal cultural 
resources as defined by Public 
Resources Code § 21074 that may 
be of importance to these Tribes.  

4.10 Utilities and Service 
Systems 

Require or result in the relocation or 
construction of new or expanded 
water, wastewater treatment or storm 
water drainage, electric power, 
natural gas, or telecommunications 
facilities, the construction or 
relocation of which could cause 
significant environmental effects. 

The installation of the utilities and 
service systems have the potential 
to result in significant impacts to 
the environmental topics evaluated 
in the EIR. 

 

1.6 AREAS OF CONTROVERSY AND ISSUES TO BE RESOLVED 

Regarding issues to be resolved, this EIR addresses the environmental issues associated with the 
Project that are known by the City, that are identified in the comment letters that the City 
ǊŜŎŜƛǾŜŘ ƻƴ ǘƘƛǎ 9LwΩǎ botice of Preparation (NOP) and the Initial Study which was circulated for 
a 30-day public review period from October 9, 2020 to November 9, 2020 (refer to Appendix A).  
 
The City received one (1) comment regarding the NOP issued for this EIR from the Native 
American Heritage Commission recommending consultation with California Native American 
tribes that are traditionally and culturally affiliated with the geographic area of the proposed 
project in order to avoid inadvertent discoveries of Native American human remains and 
protection of tribal cultural resources. This comment is addressed in Section 4.7-Tribal Cultural 
Resources of this EIR. 
 

1.7  SUMMARY OF ALTERNATIVES 

 

No Development Alternative 
 

CEQA Guidelines §15126.6(e) requires that an alternative be included that describes what would 
reasonably be expected to occur on the property in the foreseeable future if the Project were 
not approved, based on current plans and consistent with available infrastructure and 
community services. This Alternative considers no development/disturbance on the Project site 
beyond that which occurs under existing conditions. As such, the approximately 33-acre Project 
site would continue to consist of vacant land.  Under this Alternative, no improvements would 
be made to the Project site and none of the ProjectΩǎ roadway, drainage, utility, and other 
infrastructure improvements would occur. This Alternative was selected by the City to compare 
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the environmental effects of the Project with an alternative that would leave the Project site in 
its existing condition. 
 
Reduced Development Alternative 
 
The Reduced Intensity Alternative would implement the tǊƻƧŜŎǘΩǎ land uses by approximately 25 
% when compared to the approximately 250,000 square feet of commercial and retail uses 
proposed by the Project. The Reduced Intensity Alternative would realize approximately 187,000 
square feet of commercial and retail development. This alternative could  potentially lessen, but 
not reduce to a level of insignificance, significant and unavoidable impacts for the Project related 
to NOx operational emissions, GHG emissions and vehicle miles traveled (VMT). 
 
Environmentally Superior Alternative 

Because the No Project/No Development Alternative would result in lower impacts resulting from 
construction and operation of the Project to less than significant levels, it is the 
environmentally superior alternative. When the environmentally superior alternative is the No 
Project Alternative, the State CEQA Guidelines (Section 15126[d][2]) require selection of an 
environmentally superior alternative from among the other alternatives evaluated. 
 

Based on the analysis in Section 6.0, Alternatives, the Reduced Development Alternative would 
be environmentally superior to the Project. Under this Alternative, impacts related to NOx 
emissions, greenhouse gas emissions, and VMT will be less when compared to the Project, but 
remain significant and unavoidable.  
 
1.8  SUMMARY OF IMPACTS AND MITIGATION MEASURES 

 
Table 1.2, Summary of Impacts and Mitigation Measures, summarizes potential impacts resulting 
from implementation and operations of the Project;  lists the mandatory regulatory requirements 
[Plans, Policies, Programs (PPP)] and Mitigation Measures (MM) proposed to mitigate potentially 
significant environmental impacts of the Project; and indicates the level of significance after 
application of  the tttΩǎ ŀƴŘ aaΩǎΦ ¢ƘŜ table also includes the environmental topics from the 
Lƴƛǘƛŀƭ {ǘǳŘȅ ǘƘŀǘ ǊŜǉǳƛǊŜ ǘƘŜ ƛƳǇƭŜƳŜƴǘŀǘƛƻƴ ƻŦ tttΩǎ ŀƴŘκƻǊ aaΩǎ ƛƴ ƻǊŘŜǊ ǘƻ ǊŜŘǳŎŜ significant 
impact to less than significant levels. For those topics not listed, impacts were determined by the 
Iniǘƛŀƭ {ǘǳŘȅ ǘƻ ŜƛǘƘŜǊ ƘŀǾŜ άƴƻ ƛƳǇŀŎǘέ ƻǊ άƭŜǎǎ ǘƘŀƴ ǎƛƎƴƛŦƛŎŀƴǘ ƛƳǇŀŎǘέ ŀƴŘ ŘƛŘ ƴƻǘ ǊŜǉǳƛǊŜ the 
implementation of tttΩǎ ƻǊ aaΩǎΦ 
 

<Table 1.2, Summary of Impacts and Mitigation Measures is on the following p 
 



The Shops at Jurupa Valley Draft EIR                                                                              1.  Executive Summary 

 

1--6 
 

Table 1.2. Summary of Impacts and Mit igation Measures 
Environmental 

Topic/Threshold 
Document/ 

Section 
Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 

to Reduce Impact 
Level of Significance 

AESTHETICS 

If located in an 
Urbanized Area, conflict 
with applicable zoning 
and other regulations 
governing scenic 
quality? 

EIR  4.1.5 (a)  None required N/A 

AIR QUALITY 

Conflict with or obstruct 
implementation of the 
applicable air quality 
plan? 

EIR 4.2.5 (a)  PPP 4.2-1.The Project is required to comply with the provisions of South Coast 
Air Quality aŀƴŀƎŜƳŜƴǘ 5ƛǎǘǊƛŎǘ wǳƭŜ плоΣ άCǳƎƛǘƛǾŜ 5ǳǎǘΦέ 
PPP 4.2-2. The Project is required to comply with the provisions of South Coast 
!ƛǊ vǳŀƭƛǘȅ 5ƛǎǘǊƛŎǘ wǳƭŜ помΦнΣ ά{ǳƭǇƘǳǊ /ƻƴǘŜƴǘ ŀƴŘ [ƛǉǳƛŘ CǳŜƭǎΦέ  
 
PPP 4.2-3. The Project is required to comply with the provisions of South Coast 
Air Quality Management District Rule мммоΣ ά!ǊŎƘƛǘŜŎǘǳǊŀƭ /ƻŀǘƛƴƎǎΦ ά 
 
PPP 4.2-4. The Project is required to comply with the provisions of South Coast 
!ƛǊ vǳŀƭƛǘȅ aŀƴŀƎŜƳŜƴǘ 5ƛǎǘǊƛŎǘ wǳƭŜ ммус άtaмл 9Ƴƛǎǎƛƻƴǎ ŦǊƻƳ tŀǾŜŘ ŀƴŘ 
¦ƴǇŀǾŜŘ wƻŀŘǎ ŀƴŘ [ƛǾŜǎǘƻŎƪ hǇŜǊŀǘƛƻƴǎέ ŀƴŘ wǳƭŜ ммусΦмΣ ά[Ŝǎǎπtƻƭƭǳting 
{ǘǊŜŜǘ {ǿŜŜǇŜǊǎΦέ  
 
There are no feasible mitigation measures. 

Significant and 
unavoidable 

Result in a cumulatively 
considerable net 
increase of any criteria 
pollutant for which the 
project region is non-
attainment under an 
applicable federal or 
state ambient air quality 
standard.  

EIR 4.2.5 (b) PPP 4.2-1 through 4.2-4 above Significant and 
unavoidable 

Expose sensitive 
receptors to substantial 

EIR 4.2.5 (c) None required Less than significant 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

pollutant 
concentrations. 

BIOLOGICAL RESOURCES 

Have a substantial 
adverse effect on any 
riparian habitat or other 
sensitive natural 
community identified in 
local or regional plans, 
policies, regulations or 
by the California 
Department of Fish and 
Wildlife or US Fish and 
Wildlife Service? 

EIR 4.3.5 (a)  None required Less than significant 

Have a substantial 
adverse effect on state 
or federally protected 
wetlands (including, but 
not limited to, marsh, 
vernal pool, coastal, 
etc.) through direct 
removal, filling, 
hydrological 
interruption, or other 
means? 

4.3.5 (b)  None required Less than significant 

Conflict with the 
provisions of an adopted 
Habitat Conservation 
Plan, Natural 
Community 
Conservation Plan, or 
other approved local, 
regional, or state habitat 

EIR 4.3.5 (c) MM BIO-1 Rough Step Measure. Prior to issuance of a grading permit, the City 
of Jurupa Valley shall confirm with the Regional Conservation Authority (RCA)  
that the Project will not impact out-of-balance Rough Step vegetation in the 
applicable rough step unit in accordance with Section 6.7 in Volume I of the 
Plan.  It is the Permittees responsibility that [i]f the rough step rule is not met 
during any analysis period (performed annually by the RCA), the Permittees 
must conserve appropriate lands supporting a specified vegetation community 
within the analysis unit to bring the Plan back into the parameters of the rule 
prior to authorizing additional loss of the vegetation community for which the 

Less than significant 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

conservation plan?
   
 

rule was not achieved. The Permittee must not cause additional loss of any 
rough step vegetation that is out of balance. 
 
MM BIO-2 Burrowing Owl Measure. Due to the presence of potentially suitable 
habitat, a 30-day preconstruction survey for burrowing owls is required prior 
to initial ground-disturbing activities (e.g., vegetation clearing, clearing and 
grubbing, grading, tree removal, site watering, equipment staging) to ensure 
that no owls have colonized the site in the days or weeks preceding the ground 
disturbing activities. If burrowing owls have colonized the project site prior to 
the initiation of ground-disturbing activities, the project proponent will 
immediately inform the Conservation Authority (RCA) and the Wildlife 
Agencies, and will need to coordinate further with RCA and the Wildlife 
Agencies,  
including the possibility of preparing a Burrowing Owl Protection and 
Relocation Plan, prior to initiating ground disturbance. If ground-disturbing 
activities occur, but the site is left undisturbed for more than 30 days, a pre-
construction survey will again be necessary to ensure that burrowing owl have 
not colonized the site since it was last disturbed. If burrowing owl is found, the 
same coordination described above will be necessary. 
 
MM BIO-3 Urban Wildlands Interface. Prior to the issuance of a grading permit, 
the following notes shall be placed on the grading plan(s):  
 
άмΦ LƴŎƻǊǇƻǊŀǘŜ ƳŜŀǎǳǊŜǎ ǘƻ ŎƻƴǘǊƻƭ ǘƘŜ ǉǳŀƴǘƛǘȅ ŀƴŘ ǉǳŀƭƛǘȅ ƻŦ ǊǳƴƻŦŦ ŦǊƻƳ ǘƘŜ 
site entering the MSHCP Conservation Area. In particular, measures shall be put 
in place to avoid discharge of untreated surface runoff from developed and 
paved areas into MSHCP Conservation Areas. Regular maintenance will occur 
to ensure effective operation of runoff control systems. 
 
2.  Land uses proposed in proximity to the MSHCP Conservation Area that use 
chemicals or generate bioproducts, such as manure, that are potentially toxic 
or may adversely affect wildlife species, Habitat, or water quality shall 
incorporate measures to ensure that application of such chemicals does not 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

result in discharge to the MSHCP Conservation Area. The greatest risk is from 
landscaping fertilization overspray and runoff. 
 
3.  Avoid use of invasive, non-native plant species listed in Table 6-2 of the 
MSHCP in approving landscape plans for the portions of the project that are 
adjacent to the MSHCP Conservation Area, including avoidance areas. 
Considerations in reviewing the applicability of this list shall include proximity 
of planting areas to the MSHCP Conservation Areas and designated avoidance 
areas, species considered in the planting plans, resources being protected 
within the MSHCP Conservation Area and their relative sensitivity to invasion, 
and barriers to plant and seed dispersal, such as walls, topography, and other 
ŦŜŀǘǳǊŜǎΦέ 
 
Mitigation Measure BIO-4 Construction BMPs. Prior to the issuance of a 
grading permit, the following notes shall be placed on the grading plan(s): 
ά¢ƘŜ ŦƻƭƭƻǿƛƴƎ ōŜǎǘ ƳŀƴŀƎŜƳŜƴǘ ǇǊŀŎǘƛŎŜǎ ό.atǎύΣ ŀǎ ŀǇǇƭƛŎŀōƭŜΣ ǎƘŀƭƭ ōŜ 
implemented for the duration of construction: 
 
i. A condition shall be placed on grading permits requiring a qualified biologist 
to conduct a training session for project personnel prior to grading. The training 
shall include a description of the species of concern and its habitats, the general 
provisions of the Endangered Species Act (Act) and the MSHCP, the need to 
adhere to the provisions of the Act and the MSHCP, the penalties associated 
with violating the provisions of the Act, the general measures that are being 
implemented to conserve the species of concern as they relate to the project, 
and the access routes to and project site boundaries within which the project 
activities must be accomplished.  
 
ii. Water pollution and erosion control plans shall be developed and 
implemented in accordance with RWQCB requirements. 
 
 iii. The footprint of disturbance shall be minimized to the maximum extent 
feasible. Access to sites shall be via pre-existing access routes to the greatest 
extent possible.  
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

 
iv. The upstream and downstream limits of projects disturbance plus lateral 
limits of disturbance on either side of the stream shall be clearly defined and 
marked in the field and reviewed by the biologist prior to initiation of work.  
 
v. Projects should be designed to avoid the placement of equipment and 
personnel within the stream channel or on sand and gravel bars, banks, and 
adjacent upland habitats used by target species of concern.  
 
vi. Projects that cannot be conducted without placing equipment or personnel 
in sensitive habitats should be timed to avoid the breeding season of riparian 
species identified in MSHCP Global Species Objective No. 7.  
 
vii. When stream flows must be diverted, the diversions shall be conducted 
using sandbags or other methods requiring minimal instream impacts. Silt 
fencing of other sediment trapping materials shall be installed at the 
downstream end of construction activity to minimize the transport of 
sediments off site. Settling ponds where sediment is collected shall be cleaned 
out in a manner that prevents the sediment from reentering the stream. Care 
shall be exercised when removing silt fences, as feasible, to prevent debris or 
sediment from returning to the stream.  
 
viii. Equipment storage, fueling, and staging areas shall be located on upland 
sites with minimal risks of direct drainage into riparian areas or other sensitive 
habitats. These designated areas shall be located in such a manner as to 
prevent any runoff from entering sensitive habitat. Necessary precautions shall 
be taken to prevent the release of cement or other toxic substances into 
surface waters. Project related spills of hazardous materials shall be reported 
to appropriate entities including but not limited to applicable jurisdictional city, 
FWS, and CDFG[CDFW], RWQCB and shall be cleaned up immediately and 
contaminated soils removed to approved disposal areas. 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

 ix. Erodible fill material shall not be deposited into water courses. Brush, loose 
soils, or other similar debris material shall not be stockpiled within the stream 
channel or on its banks.  
 
x. The qualified project biologist shall monitor construction activities for the 
duration of the project to ensure that practicable measures are being employed 
to avoid incidental disturbance of habitat and species of concern outside the 
project footprint. xi. The removal of native vegetation shall be avoided and 
minimized to the maximum extent practicable. Temporary impacts shall be 
returned to pre-existing contours and revegetated with appropriate native 
species.  
 
xii. Exotic species that prey upon or displace target species of concern should 
be permanently removed from the site to the extent feasible. xiii. To avoid 
attracting predators of the species of concern, the project site shall be kept as 
clean of debris as possible. All food related trash items shall be enclosed in 
sealed containers and regularly removed from the site(s). 
 
 xiv. Construction employees shall strictly limit their activities, vehicles, 
equipment, and construction materials to the proposed project footprint and 
designated staging areas and routes of travel. The construction area(s) shall be 
the minimal area necessary to complete the project and shall be specified in 
the construction plans. Construction limits will be fenced with orange snow 
screen. Exclusion fencing should be maintained until the completion of all 
construction activities. Employees shall be instructed that their activities are 
restricted to the construction areas. xv. The Permittee shall have the right to 
access and inspect any sites of approved projects including any 
restoration/enhancement area for compliance with project approval 
conditions, including these BMPs. 

CULTURAL RESOURCES 

Cause a substantial 
adverse change in the 
significance of a 
historical resource 

4.4.5 (a) None required  
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

pursuant to CEQA 
Guidelines §15064.5? 

Cause a substantial 
adverse change in the 
significance of an 
archaeological resource 
pursuant to CEQA 
Guidelines § 15064.5?   

EIR 4.4 (b) MM CR-1: Archaeological Monitoring. In conjunction with Mitigation Measure 
TCR-1 for Tribal Cultural Resources, ŀ ǉǳŀƭƛŦƛŜŘ ŀǊŎƘŀŜƻƭƻƎƛǎǘ όǘƘŜ άtǊƻƧŜŎǘ 
!ǊŎƘŀŜƻƭƻƎƛǎǘέύ ǎƘŀƭƭ ōŜ ǊŜǘŀƛƴŜŘ ōȅ ǘƘŜ ŘŜǾŜƭƻǇŜǊ ǇǊƛƻǊ ǘƻ ǘƘŜ ƛǎǎǳŀƴŎŜ ƻŦ ŀ 
grading permit.  The Project Archaeologist will be on-call to monitor ground-
disturbing activities and excavations on the Project site following identification 
of potential cultural resources by project personnel. If archaeological resources 
are encountered during implementation of the Project, ground-disturbing 
activities will be temporarily redirected from the vicinity of the find. The Project 
Archaeologist will be allowed to temporarily divert or redirect grading or 
excavation activities in the vicinity to make an evaluation of the find. If the 
ǊŜǎƻǳǊŎŜ ƛǎ ǎƛƎƴƛŦƛŎŀƴǘΣ aƛǘƛƎŀǘƛƻƴ aŜŀǎǳǊŜ /wπн ǎƘŀƭƭ ŀǇǇƭȅΦ   
 
MM CR-2: Archeological Treatment Plan. In conjunction with Mitigation 
Measure TCR-2 for Tribal Cultural Resources, if a significant archaeological 
resource(s) is discovered on the property, ground disturbing activities shall be 
suspended 100 feet around the resource(s). The archaeological monitor, the 
Project Proponent, and the City Planning Department shall confer regarding 
mitigation of the discovered resource(s). A treatment plan shall be prepared 
and implemented by the archaeologist to protect the identified archaeological 
resource(s) from damage and destruction. The treatment plan shall contain a 
research design and data recovery program necessary to document the size 
and content of the discovery such that the resource(s) can be evaluated for 
significance under CEQA criteria. The research design shall list the sampling 
procedures appropriate to exhaust the research potential of the archaeological 
resource(s) in accordance with current professional archaeology standards 
(typically this sampling level is two (2) to five (5) percent of the volume of the 
cultural deposit). At the completion of the laboratory analysis, any recovered 
archaeological resources shall be processed and curated according to current 
professional repository standards. The collections and associated records shall 
be donated to an appropriate curation facility. A final report containing the 
significance and treatment findings shall be prepared by the archaeologist and 

Less than significant. 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

submitted to the City of Jurupa Valley Planning Department and the Eastern 
Information Center. 
 

GREENHOUSE GAS EMISSIONS 

Generate greenhouse 
gas emissions, either 
directly or indirectly, 
that may have a 
significant impact on the 
environment? 
 
 
 
 
 

EIR 4.5 (a)  PPP 4.5-1. Prior to building permit issuance, the City shall verify that the 
following note is included on building plans.  Project contractors shall be 
required to ensure compliance with the note and permit inspection by City of 
Jurupa Valley staff or their designee to ensure compliance.  The note also shall 
be specified in bid documents issued to prospective construction contractors.   
 
άAll installed appliances shall comply with California Code of Regulations 
Title 20 (Appliance Energy Efficiency Standards), which establishes energy 
efficiency requirements for appliancesΦέ 

 
PPP 4.5-2. Prior to the approval of landscaping plans, the City shall verify that 
all landscaping will comply with City Ordinance No. 2015-мтΣ ά²ŀǘŜǊ 9ŦŦƛŎƛŜƴǘ 
[ŀƴŘǎŎŀǇŜ wŜǉǳƛǊŜƳŜƴǘǎΦέ  tǊƻƧŜŎǘ Ŏontractors shall be required to ensure 
compliance with approved landscaping plans. 
 
PPP 4.5-3. Prior to issuance of a building permit, the Project Applicant shall 
submit energy usage calculations in the form of a Title 24 Compliance Report 
to the City of Jurupa Valley Planning Department showing that the Project will 
meet the current California Building Code Title 24 requirements.  The City shall 
review and approve the Report and ensure that building and site plan designs 
meet the current California Title 24 Energy Efficiency Standards. 
 
PPP 4.5-4. Prior to the issuance of a building permit, building plans shall be 
reviewed by the City Building Department to ensure that measures to reduce 
water consumption and the associated energy-usage are designed to comply 
with the mandatory 20% reduction in indoor water usage contained in the 
current CALGreen Code and the 30% reduction in outdoor water usage 
ŎƻƴǘŀƛƴŜŘ ƛƴ ǘƘŜ /ƛǘȅΩǎ ǿŀǘŜǊ ŜŦŦƛŎƛŜƴǘ ƭŀƴŘǎŎŀǇŜ ǊŜǉǳƛǊŜƳŜƴǘǎΦ  !ŘŘƛǘƛƻƴŀƭƭȅΣ 
the Project shall implement the following: 
 

Significant and 
unavoidable 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

 Landscaping palette emphasizing drought tolerant plants; 

 Use of water-efficient irrigation techniques; 

 U.S. EPA Certified WaterSense labeled or equivalent faucets, high-

efficiency toilets (HETs), and water-conserving fixtures, e.g. sink 

faucets, showerheads. 

 
PPP 4.5-5. The Project shall participate in established City-wide programs for 
industrial development projects to reduce solid waste generation, in 
accordance with the provisions of the Riverside Countywide Integrated Waste 
Management Plan. 

 
PPP 4.5-6. The Project is required to comply with the CALGreen Code, as 
ǊŜǉǳƛǊŜŘ ōȅ ǘƘŜ /ƛǘȅΩǎ aǳƴƛŎƛǇŀƭ /ƻŘŜ {ŜŎǘƛƻƴ уΦлрΦлмлΦ 
 
In addition, the Project will implement the following design features: 
 

 Utilize low-flow fixtures that would reduce indoor water demand by 
20% per CalGreen Standards. 
 

 Utilize water-efficient irrigation systems. 
 

 Implement recycling programs that reduces waste to landfills by a 
minimum of 75 percent (per AB 341). 
 

 Architectural coatings will be limited to 50 grams per liter VOC 
content for buildings and 100 grams per liter VOC content for parking 
lot striping per SCAQMD Rule 1113. 
 

  EnergyStar appliances to be utilized on-site. 
 

  Compliance with 2019 Title 24 standards; and incorporation of the 
CAPCOA-based land use and site enhancement reduction measures: 
LUT-1 Increased Density, LUT-4 Improved Destination Accessibility, 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

LUT-5 Increase Transit Accessibility, and SDT-1 Improve Pedestrian 

Network. 
 

Conflict with an 
applicable plan, policy 
or regulation adopted 
for the purpose of 
reducing the emissions 
of greenhouse gases? 
 

EIR 4.5 (b)  Same as above Significant and 
unavoidable 

HAZARDS AND HAZARDOUS MATERIALS 

Create a significant 
hazard to the public or 
the environment 
through reasonably 
foreseeable upset and 
accident conditions 
involving the release of 
hazardous materials into 
the environment? 

EIR 4.6 (a) MM HAZ-1 Vapor Barriers.  Prior to the issuance of a building permit, building 
plans shall demonstrate sub-slab liners made of a minimum of 40 to 60 mil 
high-density polyethylene (HDPE) are installed  before the slab  for each 
building is poured. The membranes should be durable enough (at least 30 mil) 
to prevent damage during placement, building construction, remodeling, or 
maintenance, or to resist failure due to earth movement and age. 
 
MM HAZ-2. Abandonment or Relocation of Wells. Prior to the issuance of a 
grading permit, the Project proponent shall provide written verification from 
the Department of Toxic Substances Control (DTSC) that any existing 
monitoring wells on site that are to be abandoned or relocated have been 
authorized by the DTSC. 
 

Less than significant 

LAND USE AND PLANNING  

Cause a significant 
environmental impact 
due to a conflict with 
any land use plan, policy, 
or regulation adopted 
for the purpose of 
avoiding or mitigating an 
environmental effect? 

EIR 4.7.5 (a)  Although the Project implements  the applicable strategies identified in 
Connect SoCal  such as providing bicycle lanes; developing an infill 
ŘŜǾŜƭƻǇƳŜƴǘ ǎƛǘŜ ƴŜŀǊ ŀ ōǳǎ ǎǘƻǇΤ ŎǊŜŀǘƛƴƎ ƴŜǿ Ƨƻōǎ ǘƘǳǎ ƛƳǇǊƻǾƛƴƎ /ƛǘȅΩǎ  
jobs/housing balance; providing electric vehicle charging stations; and 
providing  internal and external sidewalks thus encouraging  pedestrian 
ŀŎǘƛǾƛǘȅΣ ǘƘŜ tǊƻƧŜŎǘΩǎ ǾŜƘƛŎƭŜ ƳƛƭŜǎ ǘǊŀǾŜƭŜŘ ŀƴŘ DID ŜƳƛǎǎƛƻƴǎ ŜȄŎŜŜŘ ǘƘŜ 
/ƛǘȅΩǎ ǘƘǊŜǎƘƻƭŘΦ   
Incorporation of PPP 4.5-1 through 4.5-6  and the design measures and 
features proposed by the Project would contribute to minimizing  GHG 

Significant and 
unavoidable 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

emissions. However, implementation of the Project would still result in net 
annual emissions that exceed the GHG emissions significance threshold of 
3,000 MTCO2e/yr.  

 
TRANSPORTATION 

Conflict or be 
inconsistent with CEQA 
Guidelines Section 
15064.3, subdivision (b) 

EIR 4.8 (a) PDF 4.8-1 As shown on the Site Plan for SDP No. 20018, or as required as a 
condition(s) of approval, the Project shall include the following design features: 
improve the pedestrian network by constructing sidewalks along both Mission 
Boulevard and Pyrite Street that connect to the existing sidewalks south of and 
the west side of Pyrite Street; provide on-site  bicycle parking; and provide Class 
II and Class III bicycle along the frontage of the Project site adjacent to  Pyrite 
Street and Mission Boulevard. 
 

Significant and 
unavoidable 

TRIBAL CULTURAL RESOURCES 

Cause a substantial 
adverse change in the 
significance of a tribal 
cultural resource, 
defined in Public 
Resources Code section 
21074 as either a site, 
feature, place, cultural 
landscape that is 
geographically defined 
in terms of the size and 
scope of the landscape, 
sacred place, or object 
with cultural value to a 
California Native 
American tribe, and that 
is a resource determined 
by the lead agency, in its 
discretion and 
supported by substantial 

EIR 4.9 (a) Gabrieleño Band of Mission Indians ς Kizh Nation Mitigation Measures (MM) 
 
Gabrieleño MM TCR-1: Tribal Monitoring.  Prior to the commencement of any 
ground disturbing activity at the project site, the project applicant shall retain 
a Native American Monitor approved by the Gabrieleno Band of Mission 
Indians-Kizh Nation ς the tribe that consulted on this project pursuant to 
!ǎǎŜƳōƭȅ .ƛƭƭ !рн όǘƘŜ ά¢ǊƛōŜέ ƻǊ ǘƘŜ ά/ƻƴǎǳƭǘƛƴƎ ¢ǊƛōŜέύΦ ! ŎƻǇȅ ƻŦ ǘƘŜ 
executed contract shall be submitted to the City of Jurupa Valley Planning and 
Building Department prior to the issuance of any permit necessary to 
commence a ground-disturbing activity. The Tribal monitor will only be present 
on-site during the construction phases that involve ground-disturbing 
activities. Ground disturbing activities are defined by the Tribe as activities that 
may include, but are not limited to, pavement removal, potholing or auguring, 
grubbing, tree removals, boring, grading, excavation, drilling, and trenching, 
within the project area. The Tribal Monitor will complete daily monitoring logs 
that will provide descriptions of the dayΩǎ ŀŎǘƛǾƛǘƛŜǎΣ ƛƴŎƭǳŘƛƴƎ ŎƻƴǎǘǊǳŎǘƛƻƴ 
activities, locations, soil, and any cultural materials identified. The on-site 
monitoring shall end when all ground-disturbing activities on the Project Site 
are completed, or when the Tribal Representatives and Tribal Monitor have 

Less than significant 



The Shops at Jurupa Valley Draft EIR                                                                              1.  Executive Summary 

 

1--17 
 

Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

evidence, to be 
significant pursuant to 
criteria set forth in 
subdivision (c) of Public 
Resources Code Section 
5024.1. In applying the 
criteria set forth in 
subdivision (c) of Public 
Resource Code Section 
5024.1, the lead agency 
shall consider the 
significance of the 
resource to a California 
Native American tribe 

indicated that all upcoming ground disturbing activities at the Project Site have 
little to no potential for impacting Tribal Cultural Resources.  
Upon discovery of any Tribal Cultural Resources, construction activities shall 
cease in the immediate vicinity of the find (not less than the surrounding 100 
feet) until the find can be assessed. All Tribal Cultural Resources unearthed by 
project activities shall be evaluated by the qualified archaeologist and Tribal 
monitor approved by the Consulting Tribe. If the resources are Native American 
in origin, the Consulting Tribe will retain it/them in the form and/or manner 
the Tribe deems appropriate, for educational, cultural and/or historic 
purposes.  
If human remains and/or grave goods are discovered or recognized at the 
Project Site, all ground disturbance shall immediately cease, and the county 
coroner shall be notified per Public Resources Code Section 5097.98, and 
Health & Safety Code Section 7050.5. Human remains and grave/burial goods 
shall be treated alike per California Public Resources Code section 
5097.98(d)(1) and (2). Work may continue on other parts of the Project Site 
while evaluation and, if necessary, mitigation takes place (CEQA Guidelines 
Section 15064.5[f]). 
 
Soboba Band Luiseño Indians Mitigation Measures (MM) 
 
Soboba MM TCR-1: Retain Registered Professional Archaeologist:  Prior to the 
issuance of a grading permit, the Project Applicant shall retain a Registered 
tǊƻŦŜǎǎƛƻƴŀƭ !ǊŎƘŀŜƻƭƻƎƛǎǘ  όάtǊƻƧŜŎǘ !ǊŎƘŀŜƻƭƻƎƛǎǘέύ ǎǳōƧŜŎǘ ǘƻ ǘƘŜ approval of 
the City to be on-call during all mass grading and trenching activities.  The 
tǊƻƧŜŎǘ !ǊŎƘŀŜƻƭƻƎƛǎǘΩǎ ǊŜǎǇƻƴǎƛōƛƭƛǘƛŜǎ ƛƴŎƭǳŘŜΣ ōǳǘ ŀǊŜ ƴƻǘ ƭƛƳƛǘŜŘ ǘƻ 
performing the tasks that require the need for a qualified archaeologist 
pursuant to TCR-2 through TCR-6 below. 
 
Soboba MM TCR-2: Cultural Resources Management Plan: Prior to the issuance 
of a grading permit, the  Project Archaeologist, in consultation with the 
Consulting Tribe(s), the Project Applicant, and the City, shall develop a Cultural 
Resources Management Plan (CRMP), to address the implementation of the 
/ƛǘȅΩǎ ¢Ǌƛōŀƭ /ǳƭǘǳǊŀƭ wŜǎƻǳǊŎŜ aƛǘƛƎŀǘƛƻƴ aŜŀǎǳǊŜǎ  ¢/w-3 through TCR-6, 
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Environmental 
Topic/Threshold 

Document/ 
Section 

Plans, Policies, Programs (PPP) and/or Mitigation Measures (MM) Required 
to Reduce Impact 

Level of Significance 

including but limited to, timing, procedures and considerations for Tribal 
Cultural Resources during the course of ground disturbing activities that will 
occur on the project site. The CRMP shall be subject to final approval by the 
City of Jurupa Planning Department.   
 
Soboba MM TCR-3: Tribal Monitoring:  Prior to the issuance of a grading permit, 
the Project Applicant shall provide the City of Jurupa Valley evidence of 
agreements with the consulting tribe(s), for tribal monitoring.  A consulting 
tribe is defined as a tribe that initiated the AB 52 tribal consultation process for 
the Project, has not opted out of the AB 52 consultation process, and has 
completed AB 52 consultation with the City as provided for in Public Resources 
Code Section 21080.3.2(b)(1). The Project Applicant is also required to provide 
a minimum of 30 days advance notice to the tribes of all ground disturbing 
activities.  
 
Soboba MM TCR-4: Treatment and Disposition of Inadvertently Discovered 
Tribal Cultural Resources: In the event that buried archaeological 
resources/Tribal Cultural Resources are uncovered during the course of ground 
disturbing activity associated with the Project, all work must be halted in the 
vicinity of the discovery and the Project Archaeologist shall visit the site of 
discovery and assess the significance and origin of the archaeological resource 
in coordination with the consulting tribe(s). The following procedures will be 
carried out for treatment and disposition of the discoveries: 
 
1) Temporary Curation and Storage: During the course of construction, all 
discovered resources shall be temporarily curated in a secure location onsite 
or at the offices of the Project archaeologist. The removal of any artifacts from 
the Project site will need to be thoroughly inventoried with tribal monitor 
oversite of the process; and  
 
2) Treatment and Final Disposition:  The landowner(s) shall relinquish 
ownership of all cultural resources, including sacred items, burial goods, and 
all archaeological artifacts and non-human remains as part of the required 
mitigation for impacts to cultural resources. The Applicant shall relinquish the 
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to Reduce Impact 
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artifacts through one or more of the following methods and provide the City of 
Jurupa Valley  Department with evidence of same 
 
a) Preservation-In-Place of the cultural resources, if feasible.  Preservation in 
place means avoiding the resources, leaving them in the place they were found 
with no development affecting the integrity of the resources. This will require 
revisions to the grading plan, denoting the location and avoidance of the 
resource. 
 
b) Accommodate the process for onsite reburial of the discovered items with 
the consulting Native American tribes or bands. This shall include measures and 
provisions to protect the future reburial area from any future impacts. Reburial 
shall not occur until all cataloguing and basic recordation have been 
completed; location information regarding the reburial location shall be 
included into the final report required under TCR-5. Copies of the report shall 
be provided to the City for their records, the Consulting Tribe(s), and the 
Eastern Informational Center. 
 
c)  Curation. A curation agreement with an appropriate qualified repository 
within Riverside County that meets federal standards per 36 CFR Part 79 (i.e. a 
facility such as a museum, archeological center, laboratory or storage facility 
managed by a university, college, museum, other educational or scientific 
institution, a Federal, State or local Government agency or Indian tribe that can 
provide professional, systematic and accountable curatorial services on a long-
term basis. and therefore would be professionally curated and made available 
to other archaeologists/researchers for further study). The collections and 
associated records shall be transferred, including title, to an appropriate 
curation facility within Riverside County, to be accompanied by payment of the 
fees necessary for permanent curation. 
 
Soboba MM TCR-5: Final Reporting: In the event significant tribal cultural 
resources as defined by subdivision (c) of Public Resources Code Section 
5024.1, or Tribal Cultural Resources as defined by Pub. Resources Code, § 
21074 (a), are discovered on the Project site,  prior to the issuance of a building 
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permit, the Project Applicant shall submit a Phase IV Cultural Resources 
Monitoring Report that complies with the County of Riverside Cultural 
Resources (Archaeological) Investigations Standard Scopes of Work for review 
and approval by the City of Jurupa Valley Planning Department. Once the 
report is determined to be adequate, the Project Applicant shall provide (1) 
copy to the City of Jurupa Valley Planning Department, and provide the City of 
Jurupa Valley, evidence that two (2) copies have been submitted to the Eastern 
Information Center (EIC) at the University of California Riverside (UCR) and one 
(1) copy has been submitted to the Consulting Tribe(s) Cultural Resources 
Department(s). 
 
Soboba MM TCR-6: Discovery of Human Remains: In the event that human 
remains (or remains that may be human) are discovered at the project site 
during grading or earthmoving, the construction contractors, project 
archaeologist, and/or designated Native American Monitor shall immediately 
stop all activities within 100 feet of the find. The Project Applicant shall then 
inform the Riverside County Coroner immediately, and the coroner shall be 
permitted to examine the remains as required by California Health and Safety 
Code Section 7050.5(b). If the coroner determines that the remains are not 
subject to his or her authority and if the coroner recognizes the human remains 
to be those of a Native American, or has reason to believe that they are those 
of a Native American, he or she shall contact, by telephone within 24 hours, 
the Native American Heritage Commission. 
 

UTILITIES AND SERVICE SYSTEMS 

Require or result in the 
relocation or 
construction of new or 
expanded water, 
wastewater treatment 
or storm water drainage, 
electric power, natural 
gas, or 
telecommunications 

EIR 4.10 (a)  PPP 4.1-1 to 4.2.4 apply. 
MM BIO-1 to MM BIO-4 apply. 
MM CR-1 and MM CR-2 apply. 
MM Gabrieleño TCR-1 and Soboba TCR-1 through TCR-6 apply. 

Less than significant 
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facilities, the 
construction or 
relocation of which 
could cause significant 
environmental effects? 
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2.  INTRODUCTION 

2.1 PURPOSE OF THE ENVIRONMENTAL IMPACT REPORT 

The California Environmental Quality Act (CEQA) requires that all state and local governmental 
agencies consider the environmental consequences of projects over which they have 
discretionary authority before taking action on those projects. This draft environmental impact 
report (EIR) has been prepared to satisfy CEQA and the CEQA Guidelines. The EIR is the public 
document designed to provide decision makers and the public with an analysis of the 
environmental effects of the Project, to indicate possible ways to reduce or avoid environmental 
damage and to identify alternatives to the Project. The EIR must also disclose significant 
environmental impacts that cannot be avoided; growth inducing impacts; effects not found to be 
significant; and significant cumulative impacts of all past, present, and reasonably foreseeable 
future projects.  
 
¢ƘŜ ƭŜŀŘ ŀƎŜƴŎȅ ƳŜŀƴǎ άǘƘŜ ǇǳōƭƛŎ ŀƎŜƴŎȅ ǿƘƛŎƘ Ƙŀǎ ǘƘŜ ǇǊƛƴŎƛǇŀƭ ǊŜǎǇƻƴǎƛōƛƭƛǘȅ ŦƻǊ ŎŀǊǊȅƛƴƎ ƻǳǘ 
or approving a project which may have a signifƛŎŀƴǘ ŜŦŦŜŎǘ ǳǇƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘέ όDǳƛŘŜƭƛƴŜǎ Ϡ 
21067). The City of Jurupa Valley has the principal responsibility for approval of the Project and 
related land use entitlements. For this reason, the City of Jurupa Valley is the CEQA lead agency 
for this Project.  
 
The overall purpose of this EIR is to inform the lead agency, responsible agencies, decision 
makers, and the general public about the environmental effects of the development and 
operation of the Project. This EIR addresses effects that may be significant and adverse; evaluates 
alternatives to the project; and identifies mitigation measures to reduce or avoid adverse effects. 
 
This EIR has been prepared in accordance with requirements of the:  
 

 California Environmental Quality Act (CEQA) of 1970, as amended (Public Resources Code, 
§§ 21000 et seq.)  
 

 State Guidelines for the Implementation of the CEQA of 1970 (CEQA Guidelines), as 
amended (California Code of Regulations, §§ 15000 et seq.)  
 

 City of Jurupa Valley Environmental Guidelines and Significance Thresholds, adopted June 
4, 2020 by City Council Resolution No. 2020-40. 

  

2.2 DOCUMENT FORMAT 

 
This EIR contains all the information required to be included in an EIR as specified by the CEQA 
Statutes and Guidelines (California Public Resources Code, § 21000 et. seq. and California Code 
of Regulations, Title 14, Division 6, Chapter 3). CEQA requires that an EIR contain, at a minimum, 
certain specified content. In summary, the content and format of this EIR is as follows: 
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Section 1.0, Executive Summary, includes a Project introduction, a brief description of the Project, 
a summary of areas of controversy/issues to be resolved, a description of the Notice of 
Preparation (NOP) comments received, as well as a description of the Project alternatives and a 
summary of impacts, mitigation measures, and level of impacts following mitigation. 
 
Section 2.0, Introduction and Purpose, provides introductory information about the CEQA 
process and the responsibilities of the City of Jurupa Valley, serving as the Lead Agency of this 
EIR. This section also includes a description of the document format as well as the purpose of 
CEQA and this EIR. 
 
Section 3.0, Project DescriptionΣ ǎŜǊǾŜǎ ŀǎ ǘƘŜ 9LwΩǎ tǊƻƧŜŎǘ 5ŜǎŎǊƛǇǘƛƻƴ and contains a level of 
specificity commensurate with the level of detail proposed by the Project, including the summary 
requirements pursuant to CEQA Guidelines § 15123. 
 
Section 4.0, Environmental Analysis, provides an analysis of potential direct, indirect, and 
cumulative impacts that may occur with implementation of the Project. A conclusion concerning 
significance is reached for each discussion; mitigation measures are presented as warranted.  
 
Section 5.0, Additional Topics Required by CEQA, includes specific topics that are required by 
/9v!Φ ¢ƘŜǎŜ ƛƴŎƭǳŘŜ ŀ ǎǳƳƳŀǊȅ ƻŦ ǘƘŜ tǊƻƧŜŎǘΩǎ ǎƛƎƴƛŦƛŎŀƴǘ ŀƴŘ ǳƴŀǾƻƛŘŀōƭŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ 
effects, a discussion of the significant environmental effects which cannot be avoided if the 
Project is implemented, significant environmental changes, potential growth-inducing impacts of 
the proposed Project. 
 
Section 6.0, Project Alternatives, describes and evaluates alternatives to the Project that could 
ǊŜŘǳŎŜ ƻǊ ŀǾƻƛŘ ǘƘŜ tǊƻƧŜŎǘΩǎ ŀŘǾŜǊǎŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŜŦŦŜŎǘǎΦ  
 
Section 7.0, List of Preparers, lists the persons who authored or participated in preparing this 
Draft EIR, including agencies and persons consulted. 
 
Technical Appendices. /9v! DǳƛŘŜƭƛƴŜǎ Ϡ мрмпт ǎǘŀǘŜǎ ǘƘŀǘ ǘƘŜ άinformation contained in an EIR 
ǎƘŀƭƭ ƛƴŎƭǳŘŜ ǎǳƳƳŀǊƛȊŜŘΧƛƴŦƻǊƳŀǘƛƻƴ ǎǳŦŦƛŎƛŜƴt to permit full assessment of significant 
ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘǎ ōȅ ǊŜǾƛŜǿƛƴƎ ŀƎŜƴŎƛŜǎ ŀƴŘ ƳŜƳōŜǊǎ ƻŦ ǘƘŜ ǇǳōƭƛŎΣέ ŀƴŘ ǘƘŀǘ ǘƘŜ 
άώǇϐǇƭŀŎŜƳŜƴǘ ƻŦ ƘƛƎƘƭȅ ǘŜŎƘƴƛŎŀƭ ŀƴŘ ǎǇŜŎƛŀƭƛȊŜŘ ŀƴŀƭȅǎƛǎ ŀƴŘ Řŀǘŀ ƛƴ ǘƘŜ ōƻŘȅ ƻŦ ŀƴ 9Lw ǎƘŀƭƭ ōŜ 
avoidedΦέ ¢ƘŜǊŜŦƻǊŜΣ ǘƘŜ ŘŜǘŀiled technical studies, reports, and supporting documentation that 
were used in preparing this Draft EIR are provided separately as Technical appendices. The 
Technical Appendices are available for review at the City of Jurupa Valley Planning Department, 
89ол [ƛƳƻƴƛǘŜ !ǾŜƴǳŜΣ WǳǊǳǇŀ ±ŀƭƭŜȅΣ /ŀƭƛŦƻǊƴƛŀ фнрлфΣ ŘǳǊƛƴƎ ǘƘŜ /ƛǘȅΩǎ ǊŜƎǳƭŀǊ ōǳǎƛƴŜǎǎ ƘƻǳǊǎ 
or can be accessed at the following link:  
https://www.jurupavalley.org/DocumentCenter/Index/68 
 

  

https://www.jurupavalley.org/DocumentCenter/Index/68
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2.3 PROJECT OVERVIEW 

 
The Project is proposing an approximately 250,000-square-foot commercial shopping center with 
a variety of retail, commercial, restaurant, carwash, and visitor-serving commercial uses as 
described below. To implement the Project, the following discretionary entitlements are 
required. A more detailed description of the Project is provided in Section 3.0- Project 
Description/Environmental Setting. 

Change of Zone (CZ) No. 20001 

¢ƘŜ tǊƻƧŜŎǘΩǎ ȊƻƴƛƴƎ ƛǎ /-P-S (Scenic Highway Commercial), A-1 (Light Agriculture), and C-1/C-P 
(General Commercial). The Change of Zone is to amend the zoning map for the portions of the 
site that are zoned C-P-S (Scenic Highway Commercial) and A-1 (Light Agriculture) to C-1/C-P 
(General Commercial). 
 
Tentative Parcel Map (TPM) No. 37890 
 
Subdivide 33 acres into nineteen (19) parcels to accommodate the lease or sale of building pads. 

Conditional Use Permit (CUP) No. 20001 

Required for the convenience store for the sale of motor vehicle fuel  with the concurrent sale of 
beer and wine for off-premises consumption. 

Site Development Permit (SDP) No. 20018 

Approximately 250,000-square foot-commercial shopping center on approximately 33 acres 
consisting of the following land uses:  

 12 pump gas station with 3,500 square feet convenience store.  
  4,800 square foot single-tunnel car automated car wash.  
 151,300 square feet general retail.  
  18,400 square feet fast food  restaurants with drive thru.  
  46,000 square feet general office. 
  26,000 square foot 60 room hotel. 

 
The site plan shown on Figure 3.1- Conceptual Site Plan is based on the tenant mix known at this 
time.  If the site plan is revised,  further CEQA review may be required pursuant to Section 15162 
of the State CEQA Guidelines. 

 
Variance (VAR) 21000 
 
Required to allow certain signs to exceed the maximum height, maximum sign area, and the 
number of signs allowed. (See Section 4.1, Aesthetics for details). 
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2.4  PROJECT LOCATION  

 
The Project site consists of approximately 33 acres in the City of Jurupa Valley, Riverside County. 
California. From a regional perspective, the Project site is located in the northwest portion of the 
City of Jurupa Valley. State Route (SR) 60 is located immediately adjacent to the north of the 
Project site and Interstate 15 (I-15) is located approximately 5 miles west of the Project site. At 
the local scale, the Project site is located on the northeast corner of Mission Boulevard and Pyrite 
Street. The site is also identified by Riverside County AsseǎǎƻǊΩǎ tŀǊŎŜƭ bǳƳōŜǊǎ мтм-020-001, 
171-020-002, 171 020 025. (Refer to Figure 3-1, Regional Location Map on page  3-2 and  Figure 
3.2, Vicinity Map/Aerial Photo on page 3-3. 
 
2.5  Requested Entitlements and Permits 

The anticipated approvals required for this Project are listed in Table 2.1, Requested Entitlements. 
 

Table 2.1. Requested Entitlements 
Agency Entitlement/Permit 

City of Jurupa Valley Certification of the EIR 
Approval of  Change of Zone 
Approval of Tentative Parcel Map 
Approval of Site Development Permit 
Approval of Conditional Use Permit 
Approval of a Variance 
 

Santa Ana Regional 
Water Quality Control 
Board 

Issuance of National Pollution Discharge Elimination System (NPDES) Permit 
Issuance of Construction General Permit Coverage 
Issuance of Commercial General Permit Coverage 
 

Riverside County Flood 
Control and Water 
Conservation District 

Encroachment Permit. 

 

2.6 NOTICE OF PREPARATION 
 
To determine the scope of this EIR, the City prepared and distributed a Notice of Preparation 
(NOP) for the Project on October 9, 2020 to the State Office of Planning and Research, 
each responsible and trustee agency, and submitted to the Riverside County Clerk. Table 2.2, 
Summary of Notice of Preparation Comments on the following page summarizes the comments 
received regarding the NOP issued for this EIR and identifies the location in this EIR document 
where the comments are addressed.  
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Table 2.2.  Summary of Notice of Preparation Comments 
 

Agency/  
Organization/  

Individual 

 
 

Date 

 
 

Comments 

Location in this 
EIR where 

Comment is 
Addressed 

Native American 
Heritage Commission 

10/12/20 Recommends consultation with California Native 
American tribes that are traditionally and culturally 
affiliated with the geographic area of the proposed 
project in order to avoid inadvertent discoveries of native 
American human remains and protection of tribal cultural 
resources. 

Section 4.7-
Tribal Cultural 
Resources  

All NOP comment letters are included in Technical Appendix A of this Draft  EIR. 

 
2.7  INITIAL STUDY 

Based on the size and scope of the Project, the City determined that an EIR would  clearly be 
required for the Project. Pursuant to CEQA Guidelines Section 15063 (c) (3), although an  Initial 
Study was not required  to make this determination, the preparation of an Initial Study was 
prepared  to assist in the preparation of this EIR by:  
 

 Focusing the EIR on the effects determined to be significant. 
 

 Identifying the effects determined not to be significant. 
 

 Explaining the reasons for determining that potentially significant effects would not be 
significant. 

 
Based on the analysis contained in the Initial Study, which is attaches to this EIR as Appendix A, Notice 
of Preparation and Initial Study, the following environmental impacts have been screened out and 
are not discussed in this EIR: 
 
Aesthetics. Potential to:  
 

 Have a substantial adverse effect on a scenic vista.  
 

  Substantially damage scenic resources, including, but not limited to trees, rocks, 
outcroppings, and historic buildings within a state scenic highway.  
 

  In a non-urbanized area, substantially degrade the existing visual character or quality of 
public views of the site and its surroundings.  
 

 Create a new source of substantial light or glare, which would adversely affect the day or 
nighttime views in the area.  
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Agriculture and Forestry Resources. Potential to:  
 

 Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to non-agricultural use. 

 
 Conflict with existing zoning for, or cause rezoning of, forest land, timberland, or 
ǘƛƳōŜǊƭŀƴŘ ȊƻƴŜŘ ά¢ƛƳōŜǊƭŀƴŘ tǊƻŘǳŎǘƛƻƴΦέ 

  
 Result in the loss of forest land or conversion of forest land to non-forest use.  

 
 Involve other changes in the existing environment which, due to their location or nature, 

could result in conversion of Farmland, to non-agricultural use or conversion of forest 
land to non-forest use.  

 
Air Quality. Potential to: 
 

 Result in other emissions (such as those leading to odors) adversely affecting a substantial 
number of people.  

 
Biological Resources. Potential to: 
 

 Have a substantial adverse effect, either directly or through habitat modifications, on any 
species identified as a candidate, sensitive, or special status species in local or regional 
plans, policies, or regulations, or by the California Department of Fish and Wildlife or U.S. 
Fish and Wildlife Service. 
 

 Interfere substantially with the movement of any native resident or migratory fish or 
wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites. 

 
 Conflict with any local policies or ordinances protecting biological resources, such as a 

tree preservation policy or ordinance. 
 
Cultural Resources. Potential to: 
 

 Disturb any human remains, including those interred outside of formal cemeteries.  
 

Energy. Potential to: 
 

 Result in potentially significant environmental impact due to wasteful, inefficient, or 
unnecessary consumption of energy resources, during project construction or operation. 

 
 Conflict with or obstruct a state or local plan for renewable energy or energy efficiency. 
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Geology and Soils. Potential to:  
 

 Directly or indirectly cause potential substantial adverse effects, including the risk of loss, 
injury or death involving rupture of a known earthquake fault.  
 

 Directly or indirectly cause potential substantial adverse effects, including the risk of loss, 
injury, or death involving strong seismic ground shaking, seismic-related ground failure 
(including liquefaction, or landslides). 

 
 Result in substantial soil erosion or the loss of topsoil. 

 
 Be located on a geologic unit or soil that is unstable, or that would become unstable 

because of the Project, and potentially result in on-site or offsite landslide, lateral 
spreading, subsidence, liquefaction, or collapse. 

 
 Be located on expansive soil, as defined in the Uniform Building Code, creating substantial 

risks to life or property.  
 

 Directly or indirectly cause potential substantial adverse effects, including the risk of loss, 
injury or death involving landslides.  
 

 Have soils incapable of adequately supporting the use of septic tanks or alternative 
wastewater disposal systems where sewers are not available for the disposal of 
wastewater.  

 
Hazards and Hazardous Materials. Potential to:  
 

 Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school. 

 
 Be located on a site, which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5, and, as a result, would it create a 
significant hazard to the public or the environment. 

 
 For a project located within an airport land use plan or, where such a plan has not been 

adopted, within two miles of a public airport or public use airport, would the Project result 
in a safety hazard or excessive noise for people residing or working in the Project area. 

 
 Impair implementation of or physically interfere with an adopted emergency response 

plan or emergency evacuation plan. 
 

 Expose people or structures, either directly or indirectly, to a significant risk of loss, injury 
or death involving wildland fires. 
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 Hydrology and Water Quality. Potential to:  
 

 Violate any water quality standards or waste discharge requirements or otherwise 
substantially degrade surface or ground water quality. 

 
 Substantially decrease groundwater supplies or interfere substantially with groundwater 

recharge such that the project may impede sustainable groundwater management of the 
basin. 

 
 Substantially alter the existing drainage pattern of the site or area, including through the 

alteration of the course of a stream or river or through the addition of impervious 
surfaces, in a manner that would: 

 
Á Result in substantial erosion or siltation on- or off-site. 

 
Á Substantially increase the rate or amount of surface runoff in a manner which 

would result in flooding on- or offsite. 
 
Á Create or contribute runoff water which would exceed the capacity of existing or 

planned stormwater drainage systems or provide substantial additional sources of 
polluted runoff. 

 
Á Impede or redirect flood flows. 

 
Á In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project 

inundation. 
 

 Conflict with or obstruct implementation of a water quality control plan or sustainable 
groundwater management plan. 

 
Land Use and Planning. Potential to: 
 

 Physically divide an established community.  
 

Mineral Resources. Potential to:  
 

 Result in the loss of availability of a known mineral resource that would be of value to the 
region and to the residents of the state.  
 

 Result in the loss of availability of a locally important mineral resource recovery site 
delineated on a local general plan, specific plan or other land use plan.  

 
Noise. Potential to: 
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 Generation of a substantial temporary or permanent increase in ambient noise levels in the 
vicinity of the project more than standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies. 

 
 Generation of excessive groundborne vibration or groundborne noise levels. 

 
 For a project located within the vicinity of a private airstrip or an airport land use plan or, 

where such a plan has not been adopted, within two miles of a public airport or public use 
airport, would the project expose people residing or working in the project area to excessive 
noise levels. 

 
Population and Housing. Potential to:  
 

 Induce substantial unplanned population growth in an area, either directly (for example, by 
proposing new homes and businesses) or indirectly (for example, through extension of roads 
or other infrastructure. 
 

 Displace substantial numbers of existing people or housing, necessitating the construction of 
replacement housing elsewhere.  

 
Public Services. Potential to:  
 

 Result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities the construction of which could cause significant 
environmental impacts for fire protection, police protection, schools, parks, or other public 
facilities.  
 

Recreation. Potential to:  
 

 Increase the use of existing neighborhood and regional parks or other recreational 
facilities such that substantial deterioration of the facility would occur or be accelerated.  

 
 Include recreational facilities or require the construction or expansion of recreational 

facilities, which might have an adverse physical effect on the environment.  
 

Transportation. Potential to: 
 

 Conflict with a program, plan, ordinance, or policy addressing the circulation system, 
including transit, roadway, bicycle, and pedestrian facilities. 
 

 Substantially increase hazards due to a geometric design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment). 

 
 Result in inadequate emergency access. 
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Utilities and Service Systems. Potential to: 

 
 Have insufficient water supplies available to serve the project and reasonably foreseeable 

future development during normal, dry, and multiple years. 
 

 Result in a determination by the wastewater treatment provider, which serves or may 
serve the project that it has inadequate capacity to serve the project's projected demand 
in addition to the provider's existing commitments. 

 

 Generate solid waste more than State or local standards, or more than the capacity of 
local infrastructure, or otherwise impair the attainment of solid waste reduction goals. 

 
 Conflict with federal, state, and local management and reduction statutes and regulations 

related to solid waste. 
 

Wildfire. The Project is not located in or near state responsibility areas or lands classified as very 
high fire hazard severity zones as such, an analysis of wildfire impacts was not required. 
  

2.8  ENVIRONMENTAL RESOURCES ANALYZED IN THE EIR 

Based upon the Initial Study analysis (Appendix A), comments received pursuant to circulation of 
the Notice of Preparation (NOP), and other public/agency input, the analysis of the EIR addresses 
the following topics as described in Table 2.3, Summary of  Environmental Impacts Addressed in 
the EIR. 

Table 2.3. Summary of  Environmental  Impacts Addressed in the EIR 
Environmental Topic Section Threshold Description of Impact 

4.1 Aesthetics Conflict with applicable zoning and 
other regulations governing scenic 
quality? 

Site design and the height, size, and 
number of  pylon signs. 

4.2  Air Quality  Conflict with or obstruct 
implementation of the applicable air 
quality plan; Violate any air quality 
standard or contribute substantially to 
an existing or projected air quality 
violation; Result in a cumulatively 
considerable net increase of any 
criteria? 

Construction and operational air 
emissions on a regional and local 
basis, including impacts to sensitive 
receptors.. Operational NOX 
emissions  

4.3 Biological Resources Impact  riparian habitat, wetlands, and  
consistency with habitat conservation 
plan. 

Impacts  to riparian habitat, 
wetlands, and consistency with the 
Western Riverside County Multiple 
Habitat Conservation plan (MSHCP). 

4.4  Cultural Resources Cause a substantial adverse change in 
the significance of a historical resource 
or archaeological resource. 

Impacts to historic and 
archaeological resources. 
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Environmental Topic Section Threshold Description of Impact 

4.5  Greenhouse Gas Emissions Generate greenhouse gas emissions, 
either directly or indirectly, that may 
have a significant impact on the 
environment; Conflict with an 
applicable plan, policy or regulation 
adopted for the purpose of reducing 
the emissions of greenhouse gases? 
 
 

9ȄŎŜŜŘŀƴŎŜ ƻŦ /ƛǘȅΩǎ ƎǊŜŜƴƘƻǳǎŜ 
gas emission thresholds and 
consistency with CARB Scoping Plan 
and SCAG Connect SoCal Plan. 

4.6 Hazards and Hazardous 
Materials  

Reasonably foreseeable upset and 
accident conditions involving the 
release of hazardous materials into 
the environment. 

Construction impacts to the on-site 
well monitoring probes for the 
Stringfellow Hazardous Waste Site, 
exposure to contaminated 
groundwater, exposure to 
hazardous materials related to the 
operation of the gas station. 

4.7 Land Use and Planning Conflict with any land use plan, policy, 
or regulation adopted for the purpose 
of avoiding or mitigating an 
environmental effect. 

Conflict with SCAQMD 2016 Air 
Quality Management Plan; Western 
Riverside County MSHCP; and SCAG 
Connect So Cal plan. 

4.8 Transportation Conflict or be inconsistent with CEQA 
Guidelines Section 15064.3, 
subdivision (b). 

bŜǘ ƛƴŎǊŜŀǎŜ ƛƴ ǘƘŜ /ƛǘȅΩǎ ŀǾŜǊŀƎŜ  
VMT. 

4.9 Tribal Cultural Resources Listed or eligible for listing in the 
California Register of Historical 
Resources, or in a local register of 
historical resources; and/or a resource 
determined to be significant to a 
California Native American tribe. 

Based on responses received from 
the Gabrielño Band of Mission 
Indians ς Kizh Nation and the 
Soboba Band Luiseño Indians, it has 
been determined that the Project 
site may contain tribal cultural 
resources as defined by Public 
Resources Code § 21074 that may 
be of importance to these Tribes.  

4.10 Utilities and Service 
Systems 

Require or result in the relocation or 
construction of new or expanded 
water, wastewater treatment or storm 
water drainage, electric power, 
natural gas, or telecommunications 
facilities, the construction or 
relocation of which could cause 
significant environmental effects. 

The installation of the utilities and 
service systems have the potential 
to result in significant impacts to 
the environmental topics evaluated 
in the EIR. 

 
As noted above, based on the analysis contained in the Initial Study (Appendix A), this section  of 
the EIR analyzes and describes the potential environmental impacts associated with the  
implementation of the Project. The environmental impact analysis has been organized into a 
series of sections, each addressing a separate environmental resource. Environmental resources 
addressed in this EIR are presented in the following sections:  
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 4.1  Aesthetics. 
 4.2  Air Quality. 
 4.3  Biological Resources. 
 4.4  Cultural Resources. 
 4.5  Greenhouse Gas Emissions. 
 4.6  Hazards and Hazardous Materials. 
 4.7  Land Use and Planning. 
 4.8  Transportation.  
 4.9  Tribal Cultural Resources. 
 4.10  Utilities and Service Systems. 

 
2.9 Incorporated Documents 

CEQA Guidelines § 15150 permits the incorporation by reference of all or portions of other 
documents that are generally available to the public. Any document incorporated by reference 
shall be made available to the public for inspection at a public place or public building and 
requires that the EIR state where the incorporated documents will be made available for public 
inspection. 
 

The following documents have been incorporated by reference and cited as appropriate: 
 

 City of Jurupa Valley General Plan, adopted by the City Council on September 
7, 2017 and as currently amended. 

 

 City of Jurupa Valley General Final Environmental Impact Report, certified by the 
City Council on September 7, 2017.  

 
 City of Jurupa Valley Municipal Code (various chapters), approved through December 

31, 2020. 
 
The above-described documents are on file with the City of Jurupa Valley Planning 
Department, 8930 Limonite Avenue, Jurupa Valley, CA 92509 and online at: 
https://www.jurupavalley.org/ and are hereby incorporated by reference. 
 
  

https://www.jurupavalley.org/
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2.10 Public Review of the EIR 

This EIR is being distributed to responsible and trustee agencies, other affected agencies, and 
interested parties. Additionally, in accordance with Public Resources Code § 21092(b) (3), the 
EIR is being provided to all parties who previously requested copies. The Notice of Completion 
(NOC) and Notice of Availability (NOA) of the Draft EIR are being distributed as required by CEQA. 
 

The Draft EIR and technical appendices were made available for a minimum 45-day public review 
period  from February 22, 2021 to  April  7, 2021. 
 

All files are available at the following links: 
https://www.jurupavalley.org/DocumentCenter/Index/68 (see folder labeled MA20035 Shops 
at Jurupa Valley) 
 
Governor's Office of Planning and Research,  CEQAnet Web Portal at 
https://ceqanet.opr.ca.gov/ 
 Enter "2020100167" in the search box and find under "MA20035 The Shops at Jurupa Valley." 
 
Written comments regarding this EIR should be addressed to: 
 

Patty Anders, Senior Planning Consultant 
City of Jurupa Valley Planning Department 

8930 Limonite Avenue, Jurupa Valley CA 92509 
Phone:  951-322-6464 

Fax: 951-332-6995 
Email: panders@jurupavalley.org 

 

After the public review period, the City will issue the Final EIR (which includes the Draft EIR, the 
public comments and responses to the Draft EIR, and any revisions to the Draft EIR). The Final EIR 
will be available for public review for a minimum of 10 days prior to the City Council taking any 
action on the Project. The City of Jurupa Valley Planning Commission has the authority to 
recommend, conditionally recommend, or not recommend the Project for approval. The City 
of Jurupa Valley City Council has exclusive authority to approve, conditionally approve, or deny 
the Project. 
 

If the Project is approved, the City Council may impose mitigation measures specified in the Final 
EIR as conditions of Project approval. Alternatively, the City Council could require other 
mitigation measures deemed to be effective mitigations for the identified impacts, or it could 
find that the mitigation measures cannot be feasibly implemented. For any identified 
significant impacts for which no mitigation measure is feasible, or where mitigation would not 
reduce the impact to a less than significant level, the City Council will be required to adopt a 
Statement of Overriding Considerations finding that the impacts are considered acceptable 
because specific overriding considerations from the ProjeŎǘΩǎ benefits outweigh the impacts in 
question. 
 

https://www.jurupavalley.org/DocumentCenter/Index/68
https://ceqanet.opr.ca.gov/
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3.0  PROJECT DESCRIPTION/ENVIRONMENTAL SETTING 

3.1  PROJECT LOCATION 

 
The Project site consists of  approximately 33 acres in the City of Jurupa Valley, Riverside County. 
California. From a regional perspective, the Project site is located in the northwest portion of the 
City of Jurupa Valley. State Route (SR) 60 is located immediately adjacent to the north of the 
Project site and Interstate 15 (I-15) is located approximately 5 miles west of the Project site. At 
the local scale, the Project site is I located on the northeast corner of Mission Boulevard and 
Pyrite Street. The site is also identified by Riverside County AsǎŜǎǎƻǊΩǎ tŀǊŎŜƭ bǳƳōŜǊǎ мтм-020-
001, 171-020-002, 171 020 025. (Refer to Figure 3-1, Regional Location Map on page  3-2 and  
Figure 3.2, Vicinity Map/Aerial Photo on page 3-3. 
 
3.2 ENVIRONMENTAL SETTING 

 
CEQA Guidelines §15125 establishes requirements for defining the environmental setting to 
which the environmental effects of a proposed project must be compared. The environmental 
ǎŜǘǘƛƴƎ ƛǎ ŘŜŦƛƴŜŘ ŀǎ άΧthe physical environmental conditions in the vicinity of the project, as they 
exist at the time the Notice of Preparation is published, or if no Notice of Preparation is published, 
at the time the environmental analysis is commencedΧέ¢ƘǳǎΣ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ǎŜǘǘƛƴƎ ŦƻǊ ǘƘŜ 
tǊƻƧŜŎǘ ƛǎ ǘƘŜ ŘŀǘŜ ǘƘŀǘ ǘƘŜ tǊƻƧŜŎǘΩǎ bƻǘƛŎŜ ƻŦ tǊŜǇŀǊŀǘƛƻƴ ǿŀǎ ǇǳōƭƛǎƘŜŘΣ ǿƘƛŎƘ ƛǎ hctober 9, 
2020. On-site and adjacent land uses, General Plan land use designations, and zoning 
classifications are shown in Table 3.1- Land Uses/ General Plan Land Use Designations/Zoning 
Classifications. 
 
 
 
 
 
 
 

< Table 3.1 is on the following page. 
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Table 3.1.Land Uses/ General Plan Land Use Designations/Zoning Classifications 

Location Current Land Use 
General Plan Land Use 
Designation Zoning 

Site Vacant land Commercial Retail (CR) C-P-S (Scenic Highway Commercial); 
C-1/C-P (General Commercial); 
and A-1 (Light Agricultural) 

North Vacant land followed by 
SR-60 

SR-60 SR-60 

South Mission Boulevard 
followed by a mobile 
home park and 
commercial development 

Commercial Retail (CR) 
Medium Density Residential 
(MDR) 
High Density Residential (HDR) 

C-P-S (Scenic Highway Commercial); 
C-1/C-P (General Commercial); 
and A-1 (Light Agricultural) 

East Plant nursery, outdoor 
storage of vehicles, and 
vacant land 

Business Park (BP) A-1 (Light Agricultural) 

West Pyrite Street followed by 
residential development 

Commercial Retail (CR) 
Medium Density Residential 
(MDR) 

C-P-S (Scenic Highway Commercial); 
and A-1 (Light Agricultural) 

Source: City of Jurupa Valley-General Plan Land Use Map August 2020, Google Earth Pro. 

 
3.3  PROJECT DESCRIPTION SUMMARY 

 
The Project Applicant, Panorama Properties Inc, is proposing an approximately 250,000-square-
foot commercial shopping center on an approximately 33-acre site with a variety of retail, 
commercial, restaurants, carwash, and visitor-serving commercial uses as described in detail 
below. To implement the Project, the following discretionary entitlements are required. 

Change of Zone (CZ) No. 20001 

¢ƘŜ tǊƻƧŜŎǘΩǎ ȊƻƴƛƴƎ ƛǎ /-P-S (Scenic Highway Commercial), A-1 (Light Agriculture), and C-1/C-P 
(General Commercial). The Change of Zone is to amend the zoning map for the portions of the 
site that are zoned C-P-S (Scenic Highway Commercial) and A-1 (Light Agriculture) to C-1/C-P 
(General Commercial) so the zoning will be the same for the entire Project site. 

Tentative Parcel Map (TPM) No. 37890 

Subdivide approximately 33 acres into 19 parcels to accommodate the lease or sale of building 
pads. 

Conditional Use Permit (CUP) No. 20001 

Required for the convenience store to allow the sale of motor vehicle fuel with the concurrent 
sale of beer and wine for off-premises consumption. 
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Site Development Permit (SDP) No. 20018 

Approximately 250,000-square foot-commercial shopping on 32.94 gross acres consisting of the 
following land uses:  

 12 pump gas station with 3,500-square feet convenience store. 
 пΣулл ǎǉǳŀǊŜ ŦŜŜǘ ǎƛƴƎƭŜπǘǳƴƴŜƭ ŎŀǊ ŀǳǘƻƳŀǘŜŘ ŎŀǊ ǿŀǎƘ. 
 151,300 square feet general retail. 
 18,400 square feet fast food with drive thru. 
 46,000 square feet general office. 
 26,000 square feet hotel with 60 rooms. 

 
The site plan shown on Figure 3.1- Conceptual Site Plan is based on the tenant mix known at this 
time. If the site plan is revised to increase the building square footage above 250,000 square feet 
or involves major redesign, further CEQA review may be required pursuant to Section 15162 of 
the State CEQA Guidelines. 
 
Variance  (VAR) 21000 

Required to allow the proposed sign program to exceed Municipal Code requirements for the 
height limits, sign area limits, and the number of signs allowed as described below. 
 
Freeway Sign 

Allowed: hƴŜ όмύ ǎƛƎƴ  ƴƻǘ ƘƛƎƘŜǊ ǘƘŀƴ прΩ ŀƴŘ 150 square feet of surface sign area and not located 
ǿƛǘƘƛƴ сслΩ ƻŦ ƴŜŀǊŜǎǘ ŜŘƎŜ ƻŦ ŦǊŜŜǿŀȅ ǊƛƎƘǘ-of-way  line. 
 
Proposed:  One (1) трΩ ŦǊŜŜǿŀȅ Ǉȅƭƻƴ ǎƛƎƴ ǿƛǘƘ 500 square feet of surface sign area located 
approximately 140 feet from the SR-60 freeway right-of-way. 
 
A Variance is required for freeway sign to exceed maximum height and maximum  square feet of 

surface sign area. 

Shopping Center Signs: 
 
Allowed: 
 

 One (1) нлΩ ŦǊŜŜ ǎǘŀƴŘƛƴƎ ǎƛƎƴ ƴƻǘ ŜȄŎŜŜŘƛƴƎ нлл ǎǉǳŀǊŜ ŦŜŜǘ  ƛƴ ǎǳǊŦŀŎŜ ŀǊŜŀΦ !ƭƭ ƻǘƘŜǊ 
locationsτmŀȄƛƳǳƳ ƘŜƛƎƘǘ ƻŦ нлΩ ŀƴŘ ǎƘŀƭƭ ƴƻǘ ŜȄŎŜŜŘ рл ǎǉǳŀǊŜ ŦŜŜǘΦ 

 
 Number of freestanding signs:  1 per street frontageτ2 maximum, provided signs are not 
ƭƻŎŀǘŜŘ ƻƴ ǘƘŜ ǎŀƳŜ ǎǘǊŜŜǘ ŀƴŘ ŀǘ ƭŜŀǎǘ мллΩ ŀǇŀǊǘ ŀƴŘ ǘƘŜ нnd sign does not exceed 100 
ǎǉǳŀǊŜ ŦŜŜǘ ƻŦ ǎǳǊŦŀŎŜ ŀǊŜŀΣ ŀƴŘ ƴƻ ƳƻǊŜ ǘƘŀƴ нлΩ ƛƴ ƘŜƛƎƘǘΦ 
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Proposed: 
 

 Two (2) ǎǘǊŜŜǘ Ǉȅƭƻƴ ǎƛƎƴǎΥ  нрΩ ƘƛƎƘ ŀƴŘ 180 square feet  per face/sign.  Total surface sign 
area: 720 square feet. 
 

 Five (5) ƳƻƴǳƳŜƴǘ ǎƛƎƴǎΥ  млΩŦŜŜǘ Ƙƛgh with approximately 50 square feet /sign face/sign. 
Total surface sign area: 480 square feet. 
 

 нл ǿŀȅŦƛƴŘƛƴƎ ǎƛƎƴǎΥ сΩ ƘƛƎƘ ǿƛǘƘ ŀǇǇǊƻȄƛƳŀǘŜƭȅ ф ǎǉǳŀǊŜ ŦŜŜǘκǎƛƎƴ ŦŀŎŜκǎƛƎƴΦ  ¢ƻǘŀƭ ǎƛƎƴ 
area: 360 square feet. 

 
Total surface sign area of all signs is approximately 2,200 square feet. 
 
A Variance is required to exceed the number of signs allowed in a shopping center (3 signs), the 
ƘŜƛƎƘǘ ƳŀȄƛƳǳƳ ƘŜƛƎƘǘ нлΩ ŦƻǊ ǘƘŜ н ǎǘǊŜŜǘ Ǉȅƭƻƴ ǎƛƎƴǎΣ ŀƴŘ ǘƘŜ ǘƻǘŀƭ ƳŀȄƛƳǳƳ  surface sign 
allowed of  350 square feet. 

3.4.  PROJECT OBJECTIVES 

 
The underlying purpose of the Project is to develop a vacant, undeveloped, and under-utilized 
site in an area of the City with predominantly residential and commercial uses with a commercial 
retail center. The following is a list of specific objectives that the proposed Project is intended to 
achieve: 
 

 Develop a commercial retail center within the SR 60 Freeway Commercial Opportunity 
Area (OA-1) that implements the General Plan policies to encourage land use actions for 
designated Opportunity Areas that attracts  economically and environmentally 
sustainable development. 

 
 Develop a commercial center that attracts new businesses to the City of Jurupa Valley in 

proximity to residences, thereby providing a more equal jobs-housing balance in the 
Inland Empire area that will reduce the need for members of the local workforce to 
commute outside the area for employment. 

 
 Encourage pedestrian activity by developing commercial uses within walking distance of 

residential neighborhoods and public transit. 
 

 Develop a vacant commercial property with close proximity to SR-60 that is readily 
accessible to existing and available infrastructure, including roads and utilities. 
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3.5  PROPOSED IMPROVEMENTS 

Street Improvements and Access  

Mission Boulevard will be improved with new pavement, meandering sidewalks, and concrete 
curbs and gutters within a half-width 76-foot right of way adjacent to the southern boundary of 
the site. In addition, a /ƭŀǎǎ LLL .ƛƪŜ wƻǳǘŜ ǇŜǊ ǘƘŜ /ƛǘȅΩǎ Circulation Master Plan for Bicyclists & 
Pedestrians will be delineated on Mission Boulevard. Pyrite Street will be improved with new 
pavement, sidewalk, and concrete curbs and gutters within a half-width 40-foot right of way 
adjacent to the western boundary of the site. Site access is planned via two (2) driveway(s) on 
Pyrite Street and three (3) driveways on Mission Boulevard. 
 
Vehicle Parking   

The  Project would provide a total of approximately 1,324  off-street vehicle parking spaces in 
compliance with Municipal Code Section  9.240-120- Off-Street Vehicle Parking. 

Bicycle Parking  

The  Project would provide a total of approximately 129  bicycle parking spaces  in compliance 
with Municipal Code Section  9.240-120- Off-Street Vehicle Parking. 

 
Pedestrian Access 

 
The Project site would be accessible to pedestrians via the proposed concrete sidewalks on 
Mission Boulevard and Pyrite Street. The sidewalks are proposed to connect to the internal 
sidewalk network. 

Landscaping 

A variety of trees, shrubs, vines, and accent plants are proposed along the perimeter of the 
ǇǊƻǇƻǎŜŘ ōǳƛƭŘƛƴƎǎΣ ǇŀǊƪƛƴƎ ŀǊŜŀǎΣ ŀƴŘ tǊƻƧŜŎǘ ǎƛǘŜΩǎ ŦǊƻƴǘŀƎŜ ƻƴ aƛǎǎƛƻƴ .ƻǳƭŜǾŀǊŘ ŀƴŘ tȅǊƛǘŜ 
Street.  All new landscaping installation is required to comply with the Municipal Code Section 
9.283-Water Efficient Landscape Design Requirements.  

Lighting 

The Project includes the installation of outdoor nighttime lighting throughout the Project site.  
Exterior light poles would be installed throughout the parking lots on the site to provide lighting 
for security and way-finding.  Additionally, exterior lighting in the form of wall mounted lights 
and sconces would be installed on the sides of buildings.  All outdoor lighting shall be designed 
and installed to comply with California Green Building Standards Code Section 5.106 or with a 
local ordinance lawfully enacted pursuant to California Green Building Standards Code Section 
101.7, whichever is more stringent. 
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Water and Sewer Improvements  

Water: The Project will connect to the existing 12-inch-diameter water line in Mission Boulevard 
and the existing 12-inch-diameter water line in Pyrite Street adjacent to the site. 

 
Sewer: The Project will connect to the existing 8-inch-diameter sewer line in Mission Boulevard 
and the existing 8-inch-diameter sewer line on Pyrite Street adjacent to the site. 

Drainage Improvements 

The Project site is bisected by Pyrite Channel, an existing Riverside County Flood Control channel. 
The open channel will be converted into ŀ мнΩҎсΩ ǊŜƛƴŦƻǊŎŜŘ ŎƻƴŎǊŜǘŜ ōƻȄ ǳƴŘŜǊƎǊƻund structure. 
The site will be designed with two drainage areas. Each drainage area will have a separate 
underground storm drain system that will connect to the concrete box structure at the southern 
boundary. Before water quality flows enter the concrete box structure, they will be diverted to 
underground detention and infiltration systems. In addition, vegetated swales will be placed 
throughout the Project site to decrease the required treated design capture volume in the 
downstream systems.  

 
3.6  CONSTRUCTION AND OPERATIONAL CHARACTERISTICS 

Construction  

 
Construction of the Project is expected to take approximately 11 months and be open in early 
2022. Site preparation  and grading will take approximately 2 months and building construction, 
paving, and application of architectural coatings taking approximately 9 months. The natural 
topography of the Project site is relatively flat so no unusual grading conditions are present and 
substantial import or export of earth materials is not expected.  
 
During all phases of construction, all construction equipment and materials storage would occur 
within the Project site. No off-site staging area for trucks or equipment would be required during 
construction activities. To avoid or minimize temporary construction-related traffic impacts 
throughout site preparation and construction activities, the Project Applicant would be required 
to prepare and implement a City-approved construction traffic management plan.  Table 3-2, 
Construction Equipment Assumptions, shows the heavy construction equipment that is expected 
to be used for  grading the Project site. 
 

Table 3.2 Construction Equipment Assumptions 
Activity Equipment Number Hours Per Day 

Site Preparation Tractors/Loaders/Backhoes 1 0.5 

 

Grading 

Graders 1 0.5 

Rubber Tired Dozers 1 0.5 
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Activity Equipment Number Hours Per Day 

Scrapers 2 1 

Tractors/Loaders/Backhoes 2 0.5 

 

 

Building Construction 

Cranes 2 7 

Forklifts 4 8 

Generator Sets 2 8 

Tractors/Loaders/Backhoes 4 7 

Welders 2 8 

 

Paving 

Pavers 2 8 

Paving Equipment 2 8 

Rollers 2 8 

Architectural Coatings Air Compressors 1 6 

Source: Air Quality and Greenhouse Gas Impact Study (Appendix B). 

 
Operational Characteristics 
 
The Project consists of commercial, retail, and office uses. Typical operational activities include 
patrons and employees traveling to and from the site, maintenance activities, and delivery of 
goods and supplies to the businesses on the site. 
 
 

 

 

 

<Figure 3.1- Regional Location Map is on the following page> 
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Figure 3.1- Regional Location Map 
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Figure 3.2- Vicinity Location Map/Aerial Photo 

 
 
 
 
 
 
 
 

 
 

 
 
 

  

SR-60 

Mission Blvd. 
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Figure 3.3- Conceptual Site Plan 

 
 

 

 
















































































































































































































































































